
CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 

REGULAR MEETING AGENDA  
 
Regular Meeting April 13, 2016 
City Hall Wednesday 
East Side of Monte Verde Street Tour:  2:15 p.m. 
Between Ocean & Seventh Avenues Meeting:  4:00 p.m. 
 
A. CALL TO ORDER AND ROLL CALL 
 
 Commissioners: Don Goodhue, Chair 
  Michael LePage, Vice-Chair  
  Keith Paterson 
  Jan Reimers 
  Ian Martin 
 
B. TOUR OF INSPECTION 
 
 Shortly after 2:15 p.m., the Commission will leave the Council Chambers for an on-site
 Tour of Inspection of all properties listed on this agenda (including those on the 
 Consent Agenda). The Tour may also include projects previously approved by the 
 City and not on this agenda. Prior to the beginning of the Tour of Inspection, the 
 Commission may eliminate one or more on-site visits.  The public is welcome to follow 
 the Commission on its tour of the determined sites.  The Commission will return to the 
 Council Chambers at 4:00 p.m. or as soon thereafter as possible. 
 
C. ROLL CALL 
 
D. PLEDGE OF ALLEGIANCE 
 
E. ANNOUNCEMENTS/EXTRAORDINARY BUSINESS 
 
F. APPEARANCES 
 
 Anyone wishing to address the Commission on matters not on the agenda, but within 
 the jurisdiction of the Commission, may do so now.  Please state the matter on which 
 you wish to speak. Matters not appearing on the Commission agenda will not receive 
 action at this meeting but may be referred to staff for a future meeting.  Presentations 
 will be limited to three minutes, or as otherwise established by the Commission Chair.  
 Persons are not required to give their name or address, but it is helpful for speakers to 
 state their name in order that the Secretary may identify them. 
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G. CONSENT AGENDA 
 

Items placed on the Consent Agenda are considered to be routine and are acted upon by 
the Commission in one motion.  There is no discussion of these items prior to the 
Commission action unless a member of the Commission, staff, or public requests specific 
items be discussed and removed from the Consent Agenda.  It is understood that the staff 
recommends approval of all consent items.  Each item on the Consent Agenda approved 
by the Commission shall be deemed to have been considered in full and adopted as 
recommended. 

  
1. Draft minutes from the March 9, 2016 Planning Commission Meeting will be 

provided at the next regular meeting. 
 

2. DS 16-072 (Tope) 
        Forest Road, 2 NW of 7th 
        Blk: 83, Lot:  7 
        APN: 010-041-007 
 
 
 
3. DS 16-024 (BSI Holdings) 
      Saroyan Masterbuilders 
      SW Corner of Santa Lucia and 

Dolores 
      Blk: 8, Lot: 7 

APN: 009-381-007 

Consideration of a Track One Design 
Study referral (DS 16-072) for the 
construction of a new detached garage 
located in the front-yard setback of a 
residence located in the Single-Family 
Residential (R-1) Zoning District 
 
Consideration of a Final Design Study 
(DS 16-024) and associated Coastal 
Development Permit for an addition and 
substantial alterations to an existing 
residence located in the Single-Family 
Residential (R-6) Zoning District 
 

4.  DS 16-012 (Green) 
     Dolores Street, 3 NE of Santa 

Lucia 
     Blk:  143, Lot:  30 
     APN:  010-165-026 
 

Consideration of Final Design Study 
(DS 16-012) and associated Coastal 
Development Permit for an addition and 
substantial alterations to an existing 
residence located in the Single-Family 
Residential (R-1) Zoning District 
 

5.  UP 15-188 (Hahn Winery) 
  David Peartree 
  SE Cor. of Ocean and Mission    
  Blk: 78, Lots: All  
  APN:  010-086-006 
 

Consideration of a floorplan revision to 
an approved retail wine tasting room 
(UP 15-188) at a space located in the 
Central Commercial (CC) Zoning 
District 

6.  DS 15-405 (Cordano) 
 Claudio Ortiz 
 Carmelo Street, 4 SE of Ocean  
 Blk: M, Lot: 12 and 14 
 APN:  010-266-010  
 

Consideration of a Track 1 Design 
Study (DS 15-405) referral for 
alterations to an existing residence 
located in the Single-Family Residential 
(R-1) Zoning District. 
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H. PUBLIC HEARINGS 
 

If you challenge the nature of the proposed action in court, you may be limited to raising 
only those issues you or someone else raised at the public hearing described in this 
notice, or in written correspondence delivered to the Planning Commission at, or prior to, 
the public hearing. 
 

1. MP DS 15-158 (Henderson) 
Runnoe Construction 
26336 Scenic Road 
Blk: B-18, Lot: 1 & 2 
APN: 009-423-001 and 009-423-002 
 
 
 
 

2. DS 15-217/VA 16-070 (Chadwick) 
Eric Miller Architects 
Scenic Road, 2 NW of 8th Avenue  
Blk: C2, Lot: 10 & 11 
APN:  010-312-026 

 
 
 
 
 

3. DS 15-414 (Sadaati) 
Manuel Guerrero 
Monte Verde Street, 2 SW of 13th  
Blk: 146, Lot: 3, 5, and pt. 7 
APN: 010-176-016 

 
 

4. DS 16-068 (OSBT Investments) 
Alan Lehman 
Vizcaino, 10 SW of Mountain View 
Blk: 103, Lot: 24 
APN: 010-052-015 

 
5. DS 16-069 (Lehman) 

Alan Lehman 
Vizcaino, 11 SW of Mountain View 
Blk: 103, Lot: 26 & 28 
APN: 010-052-015 
 
 

Consideration of a Design Study (DS 15-158) and 
associated Coastal Development Permit and 
adoption of a Mitigated Negative Declaration for the 
construction of a new bluff top retaining wall at an 
existing residence located in the Single-Family 
Residential (R-1) Zoning District and the Beach 
Overlay District, and listed on the Historic 
Resources Inventory 
 
Consideration of Final Design Study (DS 15-217), 
Coastal Development Permit, and Variance (VA 16-
070) applications for the demolition of existing 
residence and construction of new residence located 
in the Single-Family Residential (R-1) Zoning 
District, Beach and Riparian (BR) Zoning Districts, 
Archaeological Significance (AS) Overlay District, 
and in the Appeal Jurisdiction/Beach Overlay (AB) 
Overlay Districts  
 
Consideration of Concept and Final Design Study 
(DS 15-414) and associated Coastal Development 
Permit for an addition and substantial alterations to 
an existing residence located in the Single-Family 
Residential (R-1) Zoning District and listed on the 
Historic Resources Inventory 
 
Consideration of Concept Design Study (DS 16-068) 
and associated Coastal Development Permit for the 
demolition of an existing residence and construction 
of a new single-family residence located in the 
Single-Family Residential (R-1) Zoning District.  
 
Consideration of Concept Design Study (DS 16-069) 
and associated Coastal Development Permit for the 
demolition of an existing residence and construction 
of a new single-family residence located in the 
Single-Family Residential (R-1) Zoning District 
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6. DS 16-023 (Salehi) 
Mark Thompson 
NE corner of Monte Verde and 3rd Ave. 
Blk: 31, Lots: 20;  
APN: 010-221-018 
 
 

Consideration of a Track 1 Design Study referral 
(DS 16-023) for alterations to an existing residence 
located in the Single-Family Residential (R-1) and 
Beach Overlay District 
 
 
 

7. FY 16/17 CIP Review 
City of Carmel-by-the-Sea 

Consideration of a Resolution (16-001) for the 
review of the FY 2016/17 Capital Improvement Plan 
(CIP) and determination of consistency with the 
City’s General Plan 

 
I. DIRECTOR’S REPORT 
 

1. Monthly Report 
2. Discussion of code-compliance activities 
3. Scheduling of May 2016 meeting 

 
J. SUB-COMMITTEE REPORTS 
 

1. Discussion on current subcommittees 
  
K. ADJOURNMENT 
 

The next meeting of the Planning Commission will be: 
 

Wednesday, May 11, 2016 (Note: Date may be changed depending 
on commissioner scheduling conflicts) 

 
The City of Carmel-by-the-Sea does not discriminate against persons with disabilities.  
Carmel-by-the-Sea City Hall is an accessible facility.  The City of Carmel-by-the-Sea 
telecommunications device for the Deaf/Speech Impaired (T.D.D.) Number is 1-800-735-
2929. 
 
The City Council Chambers is equipped with a portable microphone for anyone unable to 
come to the podium.  Assisted listening devices are available upon request of the 
Administrative Coordinator.  If you need assistance, please advise the Planning 
Commission Secretary what item you would like to comment on and the microphone will 
be brought to you. 

 
NO AGENDA ITEM WILL BE CONSIDERED AFTER 8:00 P.M. UNLESS 
AUTHORIZED BY A MAJORITY VOTE OF THE PLANNING COMMISSION.  ANY 
AGENDA ITEMS NOT CONSIDERED AT THE MEETING WILL BE CONTINUED 
TO A FUTURE DATE DETERMINED BY THE COMMISSION. 
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Any writings or documents provided to a majority of the Planning Commission regarding 
any item on this agenda will be made available for public inspection in the Planning & 
Building Department located in City Hall, east side of Monte Verde between Ocean & 7th 
Avenues, during normal business hours. 
 

AFFIDAVIT OF POSTING 

I, Marc Wiener, Interim Community Planning and Building Director, for the City of Carmel-by-
the-Sea, DO HEREBY CERTIFY, under penalty of perjury under the laws of the State of 
California, that the foregoing notice was posted at the Carmel-by-the-Sea City Hall bulletin 
board, posted at the Harrison Memorial Library on Ocean and Lincoln Avenues and the Carmel 
Post Office. 
 
Dated this 8th day of April 2016 at the hour of 4:00 p.m. 
 
 
____________________________________ 
Marc Wiener 
Interim Community Planning and Building Director 
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 CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

April 13, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Community Planning and Building Director 

Submitted by: Catherine Tarone, Assistant Planner 

Subject:  Consideration of a Track One Design Study referral (DS 16-072) for the 
construction of a new detached garage located in the front-yard setback 
of a residence located in the Single-Family Residential (R-1) Zoning 
District. 

 
 
Recommendation: 
 
Approve the Design Study (DS 16-072) subject to the attached findings and conditions. 
 
Application: DS 16-072 APN:  010-041-007 
Block:  83 Lot:  7 
Location:         Forest Road, 2 NW of 7th Avenue 
Applicant:  James Tullis                      Property Owner:  Andrew and Lara Tope 
 
The project site is a 5,000-square foot property located at Forest Road, 2 NW of 7th Avenue and 
is developed with a 1,357 square-foot, single-story, single-family residence. From the north-
west corner to the south-east corner of the property the grade drops approximately 8.2 feet. A 
Determination of Historic Ineligibility was issued on September 18, 2013.  
 
In 2013, the Planning Commission approved a Design Study for this property (DS 13-120) which 
consisted of a 421-square foot bedroom addition at the front (southeast) corner of the 
residence, the addition of an entry trellis, the removal of 141 square feet of site coverage, and 
the relocation of the parking pad behind the front-yard 15-foot setback, the removal a portion 
of the rocks from the City ROW, and new landscaping. 
 
On February 22, 2016, the applicant submitted a Design Study application proposing the 
construction of a new 240-square-foot detached garage located within the front yard setback of 
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DS 16-072 (Tope) 
April 13, 2016 
Staff Report  
Page 2  
 
the property.  Additionally, an existing window and shutters on the rear elevation of the 
residence is proposed to be removed and installed on the interior (south) elevation of the 
detached garage. The finish materials of the detached garage include: horizontal wood 
clapboard siding to match the existing residence, a grey composition shingle roof to match the 
existing residence and 4-foot-high stone wainscoting to wrap around the base of the garage on 
all sides. Finally, a marbled-glass wall lamp, not to exceed 25 watts or 10 feet above the ground 
will be installed at the front of the garage to match the home’s existing wall lamps. 
 
Additionally, proposed alterations to the yard and residence include the installation of a 48-inch 
diameter, 14-inch high gas fire ring with a Carmel stone veneer in the north side yard and the 
replacement of a bay window with French doors on the west elevation.   
 

PROJECT DATA FOR THE 5,700-SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  2,150 sf.  1,557 sf.* 1,597 sf.** 

Site Coverage 673 sf. (13.5%)  672 s.f. (13.4%) 632 s.f. (12.6%) 

Trees (upper/lower) 3/1 trees  4/1 trees 4/1 trees 

Ridge Height of the 
proposed detached 
garage 

15 ft. N/A 13 ft.  

Plate Height of 
proposed garage 

12 ft. N/A 9 ft.  

Setbacks Minimum Required Existing Proposed 

Front  May be authorized by the 
Planning Commission in 
the front or side yard 
setback 

N/A  Approximately 1 ft. 

Composite Side Yard 12 ft., 6 in. (25%) N/A  30 ft., 6 in. (61%) 

Minimum Side Yard 3 ft. N/A 4 ft. 

Rear  15 ft. (3 feet for portions 
of the structure less than 
15 ft tall) 

For residence: 3 ft 

 

For residence: 3 ft. 

*Includes 200 square feet for parking located in the parking pad 

**Includes 240 square feet for parking located in the detached garage 
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Staff analysis:  
 
Detached Garage:  
According to CMC 17.10.030(A)(1), to encourage variety and diversity in neighborhood design, 
detached garages and carports may be authorized by the Planning Commission within the front 
yard setback facing a street provided that the proposal fulfills the requirements of the 
Municipal Code specified in this section.  In staff’s opinion, the proposed detached garage 
complies with the following Municipal Code and Residential Design Guideline requirements: 
 
1) At least 50% of the adjacent right-of-way is landscaped:  For the 50-foot width of the lot, 

22 linear feet of this width is covered by gravel and 28 linear feet is landscaped.  Thus, 
more than 50% of the adjacent right-of-way is landscaped to compensate for the loss of 
open space.   

 
2) The proposed setback encroachment would not impact significant trees:  Residential Design 

Guidelines 1.1 through 1.4 encourage “maintaining a forested appearance on the site” and 
for new construction to be at least six feet from significant trees. 

 
There are five trees on the property, four of which are classified as “significant.”  Significant 
trees include four Coast live oaks at the north end of the property behind the proposed 
detached garage. No trees are proposed to be removed as a result of construction. 
Additionally, all demolition, construction and cut and fill is proposed to be located six feet 
away from the base of all existing trees. 
 

3) The protection of the free and safe movement of pedestrians:  The adjacent right-of-way is 9 
feet in width at the most narrow and thus provides sufficient space for the free and safe 
movement of pedestrians and vehicles despite the placement of the detached garage one 
foot from the front property line.  The property owner has also agreed to remove two 
boulder planter barriers in the public right-of-way to further facilitate the safe movement of 
pedestrians.   
 

4) All development on site will be in scale with adjacent properties:  The height of the proposed 
detached garage is proposed to be 13 feet and includes a 9-foot plate.  The width of the 
garage is proposed to be 12 feet with a maximum allowed width of 12 feet.  The square 
footage of the garage is proposed to be 240 square feet with a maximum allowed size of 
250 square feet.   
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Since the proposed garage will be located one foot from the front property line, staff 
recommends lowering the plate height of the garage by one foot to measure a total of 8 
feet in height.  This will also lower the overall roof height of the garage to 12 feet and 
reduce the overall mass of the garage as seen from the public right-of-way.  A condition has 
been drafted requiring the reduction in height.  
 

5) Placement of the garage within the front setback will add diversity to the neighborhood 
streetscape:  There is a detached garage on an adjacent property located directly across 
Forest Road from the subject property; however, it is set back significantly from its front 
property line, limiting its visibility.  Only two other properties in this block have detached 
garages and thus a fourth detached garage would not create a repeating pattern on the 
block.   

 
Privacy and Views:  According to Residential Design Guideline 5.2, projects should “Maintain 
view opportunities to natural features that lie outside the property” and “locate buildings so 
they will not substantially block views enjoyed by others.”  
 
The proposed detached garage adheres to Municipal Code height and width requirements and 
so its impact to views has been minimized.  With regard to privacy impacts, windows located on 
the detached garage will be on its interior side, not facing neighboring residences.   
 
With regard to view impacts to neighboring properties, while the adjacent property to the 
north located closest to the detached garage does not have any south-facing windows that look 
directly toward the proposed detached garage, the detached garage will extend past the front 
of the adjacent residence by approximately 14 feet.  The proposed detached garage may be 
able to be viewed from two east- (front)-facing windows on the neighboring property to the 
north.  Staff notes that the view from the lower portion of these windows is already restricted 
by an existing fence with a height that exceeds 7 feet.  In light of the height of the existing fence 
and the lack of windows directly facing the proposed detached garage, staff does not feel the 
project will create a significant view impact to the adjacent residence. 
 
Detached Garage siding materials:  The proposed siding will be horizontal wood to match the 
existing residence and the roofing will be composition shingle to match the existing residence.  
Stone wainscoting is also proposed to wrap around the base of the garage on all sides.  Staff 
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feels that the finish materials for the proposed garage will blend with that of the existing 
residence and will help the garage appear subordinate to the design of the home. 
 
Fire Pit:  The proposed fire pit will be located approximately 5 feet from the north (side) 
property line and approximately 32 feet, six inches from the rear property line.  The installation 
of the fire pit will involve the removal of a portion of the existing paver patio.  Redwood or 
cedar chips will be used to infill the area. 
 
Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15301 (Class 1) – Existing Facilities.  The project consists of the replacement 
of the existing 200-square-foot parking pad with a new 240-square-foot detached garage to be 
added to an existing 1,557 square foot residence, and therefore qualifies for a Class 1 
exemption. The proposed alterations to the residence do not present any unusual 
circumstances that would result in a potentially significant environmental impact. 
 
 
ATTACHMENTS: 
  
Attachment A – Site Photographs 
Attachment B – Findings for Approval 
Attachment C – Conditions of Approval 
Attachment D – Project Plans 
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Attachment A - Photographs 

Front elevation with area proposed to be occupied by the detached garage indicated 

 

Landscaped right-of-way at the south portion of the front yard 
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Significant trees are located more than 6 feet away from the proposed detached garage 

 

 

Window on the neighboring property to the north that may have a view of the detached garage and 
the fence exceeding 7 feet in height that partially blocks the neighbor’s view of the garage 
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Front elevation location of 48-inch gas fire ring 

 

Dormer window to be replaced with French doors and existing composition roof color and horizontal 
clapboard siding to be replicated on the detached garage 
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DS 16-072 (Tope) 
April 13, 2016 
Findings for Approval 
Page 1 
 

FINDINGS REQUIRED FOR FINAL DESIGN STUDY APPROVAL (CMC 17.64.8 and LUP Policy P1-45) 

For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings.  For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making.  Findings checked 
"yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Finding YES NO 

1.  The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

✔  

2.  The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design.  The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

✔  

3.  The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character, yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

✔  

4.  The project is adapted to human scale in the height of its roof, plate lines, eave 
lines, building forms, and in the size of windows doors and entryways.  The 
development is similar in size, scale, and form to buildings on the immediate block 
and neighborhood.  Its height is compatible with its site and surrounding 
development and will not present excess mass or bulk to the public or to adjoining 
properties.  Mass of the building relates to the context of other homes in the 
vicinity. 

✔  

5.  The project is consistent with the City’s objectives for public and private views 
and will retain a reasonable amount of solar access for neighboring sites.  Through 
the placement, location and size of windows, doors and balconies the design 
respects the rights to reasonable privacy on adjoining sites.   

✔  

6.  The design concept is consistent with the goals, objectives and policies related to 
residential design in the general plan.   

✔  

7.  The development does not require removal of any significant trees unless 
necessary to provide a viable economic use of the property or protect public health 
and safety.  All buildings are setback a minimum of 6 feet from significant trees. 

✔  

8.  The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites. 

✔  
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9.  The proposed exterior materials and their application rely on natural materials 
and the overall design will add to the variety and diversity along the streetscape. 

✔  

10.  Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

✔  

11.  Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way.  The design will reinforce a sense of visual 
continuity along the street. 

✔  

12.  Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.    

✔  
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Draft Final Conditions of Approval 
No. Standard Conditions  

1. Authorization:  This approval of Design Study (DS 16-072) authorizes 1) 
construction of a new 240-square-foot detached garage located within the front 
yard setback of the property 2) install a 48-inch diameter, 14-inch high gas fire 
ring with a Carmel stone veneer in the north side yard, 3) remove a bay window 
on the west elevation of the existing residence and replace it with French doors, 
4) relocate the existing window and shutters on the rear elevation of the 
residence and install them on the interior (south) elevation of the detached 
garage, 5) install horizontal wood clapboard siding to match the existing 
residence, 6) install a grey composition shingle roof to match the existing 
residence, 7) install 4-foot-high stone wainscoting to wrap around the base of 
the garage on all sides, 8) install a marbled-glass wall lamp, not to exceed 25 
watts or 10 feet above the ground at the front of the detached garage to match 
the home’s existing wall lamps. 

✔ 

2. The project shall be constructed in conformance with all requirements of the 
local R-1 zoning ordinances.  All adopted building and fire codes shall be 
adhered to in preparing the working drawings. If any codes or ordinances 
require design elements to be changed, or if any other changes are requested at 
the time such plans are submitted, such changes may require additional 
environmental review and subsequent approval by the Planning Commission. 

✔ 

3. This approval shall be valid for a period of one year from the date of action 
unless an active building permit has been issued and maintained for the 
proposed construction. 

✔ 

4. All new landscaping, if proposed, shall be shown on a landscape plan and shall 
be submitted to the Department of Community Planning and Building and to the 
City Forester prior to the issuance of a building permit.  The landscape plan will 
be reviewed for compliance with the landscaping standards contained in the 
Zoning Code, including the following requirements: 1) all new landscaping shall 
be 75% drought-tolerant; 2) landscaped areas shall be irrigated by a 
drip/sprinkler system set on a timer; and 3) the project shall meet the City’s 
recommended tree density standards, unless otherwise approved by the City 
based on site conditions.  The landscaping plan shall show where new trees will 
be planted when new trees are required to be planted by the Forest and Beach 
Commission or the Planning Commission.  

N/A 

5. Trees on the site shall only be removed upon the approval of the City Forester or 
Forest and Beach Commission as appropriate; and all remaining trees shall be 

✔ 
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protected during construction by methods approved by the City Forester. 
6. All foundations within 15 feet of significant trees shall be excavated by hand.  If 

any tree roots larger than two inches (2”) are encountered during construction, 
the City Forester shall be contacted before cutting the roots.  The City Forester 
may require the roots to be bridged or may authorize the roots to be cut.  If 
roots larger than two inches (2”) in diameter are cut without prior City Forester 
approval or any significant tree is endangered as a result of construction activity, 
the building permit will be suspended and all work stopped until an investigation 
by the City Forester has been completed.  Twelve inches (12”) of mulch shall be 
evenly spread inside the dripline of all trees prior to the issuance of a building 
permit. 

✔ 

7. Approval of this application does not permit an increase in water use on the 
project site. Should the Monterey Peninsula Water Management District 
determine that the use would result in an increase in water beyond the 
maximum units allowed on a 4,000-square foot parcel, this permit will be 
scheduled for reconsideration and the appropriate findings will be prepared for 
review and adoption by the Planning Commission. 

✔ 

8. The applicant shall submit in writing to the Community Planning and Building 
staff any proposed changes to the approved project plans prior to incorporating 
changes on the site.  If the applicant changes the project without first obtaining 
City approval, the applicant will be required to either: a) submit the change in 
writing and cease all work on the project until either the Planning Commission 
or staff has approved the change; or b) eliminate the change and submit the 
proposed change in writing for review. The project will be reviewed for its 
compliance to the approved plans prior to final inspection. 

✔ 

9. Exterior lighting shall be limited to 25 watts or less (incandescent equivalent, 
i.e., 375 lumens) per fixture and shall be no higher than 10 feet above the 
ground.  Landscape lighting shall be limited to 15 watts (incandescent 
equivalent, i.e., 225 lumens) or less per fixture and shall not exceed 18 inches 
above the ground.   

✔ 

10. All skylights shall use non-reflective glass to minimize the amount of light and 
glare visible from adjoining properties. The applicant shall install skylights with 
flashing that matches the roof color, or shall paint the skylight flashing to match 
the roof color. 

N/A 

11. The Carmel stone façade shall be installed in a broken course/random or similar 
masonry pattern.  Setting the stones vertically on their face in a cobweb pattern 
shall not be permitted.  Prior to the full installation of stone during construction, 
the applicant shall install a 10-square foot section on the building to be reviewed 
by planning staff on site to ensure conformity with City standards.   

✔ 
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12. The applicant shall install unclad wood framed windows.  Windows that have 
been approved with divided lights shall be constructed with fixed wooden 
mullions.  Any window pane dividers, which are snap-in, or otherwise 
superficially applied, are not permitted. 

✔ 

13. The applicant agrees, at his or her sole expense, to defend, indemnify, and hold 
harmless the City, its public officials, officers, employees, and assigns, from any 
liability; and shall reimburse the City for any expense incurred, resulting from, or 
in connection with any project approvals.  This includes any appeal, claim, suit, 
or other legal proceeding, to attack, set aside, void, or annul any project 
approval.  The City shall promptly notify the applicant of any legal proceeding, 
and shall cooperate fully in the defense.  The City may, at its sole discretion, 
participate in any such legal action, but participation shall not relieve the 
applicant of any obligation under this condition.  Should any party bring any 
legal action in connection with this project, the Superior Court of the County of 
Monterey, California, shall be the situs and have jurisdiction for the resolution of 
all such actions by the parties hereto. 

✔ 

14. The driveway material shall extend beyond the property line into the public right 
of way as needed to connect to the paved street edge.  A minimal asphalt 
connection at the street edge may be required by the Superintendent of Streets 
or the Building Official, depending on site conditions, to accommodate the 
drainage flow line of the street. 

✔ 

15. This project is subject to a volume study. ✔ 

16. Approval of this Design Study shall be valid only with approval of a Variance. N/A 

17. A hazardous materials waste survey shall be required in conformance with the 
Monterey Bay Unified Air Pollution Control District prior to issuance of a 
demolition permit. 

✔ 

18. The applicant shall include a storm water drainage plan with the working 
drawings that are submitted for building permit review.  The drainage plan shall 
include applicable Best Management Practices and retain all drainage on site 
through the use of semi-permeable paving materials, French drains, seepage 
pits, etc.  Excess drainage that cannot be maintained on site, may be directed 
into the City’s storm drain system after passing through a silt trap to reduce 
sediment from entering the storm drain.  Drainage shall not be directed to 
adjacent private property.  

✔ 

19a. An archaeological reconnaissance report shall be prepared by a qualified 
archaeologist or other person(s) meeting the standards of the State Office of 
Historic Preservation prior to approval of a final building permit.  The applicant 
shall adhere to any recommendations set forth in the archaeological report.  All 
new construction involving excavation shall immediately cease if materials of 

N/A 
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archaeological significance are discovered on the site and shall not be permitted 
to recommence until a mitigation and monitoring plan is approved by the 
Planning Commission.    

19b. All new construction involving excavation shall immediately cease if cultural 
resources are discovered on the site, and the applicant shall notified the 
Community Planning and Building Department within 24 hours.  Work shall not 
be permitted to recommence until such resources are properly evaluated for 
significance by a qualified archaeologist.  If the resources are determined to be 
significant, prior to resumption of work, a mitigation and monitoring plan shall 
be prepared by a qualified archaeologist and reviewed and approved by the 
Community Planning and Building Director.  In addition, if human remains are 
unearthed during excavation, no further disturbance shall occur until the County 
Coroner has made the necessary findings as to origin and distribution pursuant 
to California Public Resources Code (PRC) Section 5097.98. 

✔ 

20. Prior to Building Permit issuance, the applicant shall provide for City 
(Community Planning and Building Director in consultation with the Public 
Services and Public Safety Departments) review and approval, a truck-haul route 
and any necessary temporary traffic control measures for the grading activities. 
The applicant shall be responsible for ensuring adherence to the truck-haul 
route and implementation of any required traffic control measures. 

N/A 

21. All conditions of approval for the Planning permit(s) shall be printed on a full-
size sheet and included with the construction plan set submitted to the Building 
Safety Division.     

✔ 

 Special Conditions  

22. The applicant shall reduce the height of the garage by 1 foot by reduce the plate 
height from 9 to 8 feet.  

 

 
 
 
*Acknowledgement and acceptance of conditions of approval. 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
 
 
Once signed, please return to the Community Planning and Building Department. 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

April 13, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Interim Community Planning and Building Director 

Submitted by: Ashley Hobson, Contract Planner 

Subject:  Consideration of a Final Design Study (DS 16-024) for partial demolition and 
substantial alterations to an existing residence located in the Single-Family 
Residential (R-6) Zoning District. 

 
 
Recommendation: 
 
Approve the Final Design Study (DS 16-024) and associated Coastal Development Permit for 
alterations to an existing residence, subject to the attached findings and conditions. 
 
Application: DS 16-024 APN: 009-381-007 
Block:  8 Lot: 7 
Location: 2848 Santa Lucia Avenue  
Applicant:  BSI Holdings Property Owner: BSI Holdings 
 
Background and Project Description:  
 
The project site consists of a single-family dwelling on a 9,654-square foot lot, located at 2484 Santa 
Lucia Avenue, on the southwest corner of Santa Lucia and Dolores Street.  The existing dwelling is 
1,713 square feet in size and includes a 380-square foot garage.  A final determination of historic 
ineligibility was issued by the City for the residence on October 14, 2015.  
 
The applicant has submitted plans to demolish a portion of the existing house and expand the 
residence from 2,363 square feet to 3,253 square feet in size.  The project includes the following 
additions: a 31-square foot addition at the front entryway, a 52-square foot addition on the east 
corner of the residence, a 188-square foot addition on the south corner of the residence, and a 620-
square foot addition on the lower level underneath the existing house.  Additional project 
components include:  1) change in architectural style of the residence including a new gable element, 
2) backfilling a portion of the rear-yard to construct a patio, which includes a 5-foot high retailing 
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wall, 3) the reduction of 763-square feet of site coverage throughout the site, 4) the removal and 
relocation of the front fence, 5) new doors and windows throughout, and 6) a new chimney. 
 
The existing finish materials include horizontal wood siding with a wood shingle roof.  The applicant is 
proposing to maintain the existing horizontal wood siding, with new siding to match on the addition 
areas.  Additionally, the applicant is proposing exposed wood rafters and columns on the front and 
rear elevation, a wood railing on the west deck and steps, and a wood/metal railing on the rear 
balcony.  With regard to the roof, the existing wood shingle roof will be removed and replaced in 
kind.  Staff has requested that the applicant brings material samples to the Planning Commission 
meeting.   
 
This application was considered for conceptual review by the Planning Commission on March 9, 2016, 
and the Commission continued the item with a request for changes including a reduction of the 
proposed entryway and specifically reduce the size/scale of the exposed timber elements.  The 
applicant has submitted revised plans that comply with the recommendations made by the Planning 
Commission. 
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PROJECT DATA FOR A 9,654 SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  3,253 sf  2,363 sf (30%) 3,253 sf (40%) 

Site Coverage 1,101 sf* 1,862 sf 1,099 sf 

Trees 3 Upper /1 Lower 
(recommended) 

7 Trees 7 Trees 

Ridge Height  1st Floor: 18 ft 

2nd floor: 24 ft 

1st Floor: 13 ft 

2nd floor: 21 ft 11 in 

1st Floor: 15 ft 3 in 

2nd floor: 23 ft 4 in 

Plate Height  1st Floor: 12 ft 

2nd Floor: 18 ft 

1st Floor: 8 ft 9 in 

2nd floor: 16 ft 10 in 

1st Floor: 8 ft 9 in 

2nd floor:  16 ft 10 in 

Setbacks Minimum Required Existing Proposed 

Front  15 ft 38 ft 38 ft 

Composite Side Yard** Varies (25%) Min: Approx. 36 ft (40%) Min: Approx. 14 ft (25%) 

Side Yards*** Min. West Side: 3 ft 

Min. East Side: 3 ft 

Fronting Santa 
Lucia: 5 ft 

Min. West Side: 5 ft 

Min. East Side: 3 ft 

Min. Fronting Santa 
Lucia: 5 ft 

Min. West Side: 5 ft 

Min. East Side: 3 ft 

Min. Fronting Santa  
Lucia: 5 ft 

Rear 15 ft Min: 45 ft Min: 45 ft 

*Includes bonus for 50% or more permeable site coverage 

**The Composite Side Yard is measured along parallel lines to the front property line (fronting on Dolores) 

***This property has three side property lines. The front property line fronts on Dolores Street.  
 
Staff analysis:  
 
Previous Hearing: The following is a list of recommendations made by the Planning Commission and 
a staff analysis on how the applicant has or has not revised the design to comply with the 
recommendations.  
 

1. The applicant shall work with City staff to determine if the proposed rear patio impacts 
adjacent trees. 
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The applicant is proposing to backfill a portion of the rear-yard to construct a patio and staff had 
concerns because the proposed patio and associated retaining walls would be located adjacent to 
several trees, and will modify the drainage patterns on the site.  The project plans were forwarded to 
the City Forester and he has determined that the new patio will not result in any significant impacts 
to the trees.  Additionally, staff has recommended a condition that a drainage plan is submitted as 
part of the Building Permit Application.  
 

2. The applicant shall reduce the mass and scale and of the design (gable element) to be more 
compatible with the existing residence and consistent with the objectives of the Residential 
Design Guidelines.  

 
The Planning Commission was concerned with the proposed gable elements and associated heavy 
timbers on the front and rear elevations of the previous submittal.  The proposed additions would be 
located mostly under the existing home, with minor additions on the front and rear elevations, and 
therefore would not have a significant impact on the mass and bulk viewed from the street.  The 
Commission determined that the finish elements, however, were incompatible and out of scale with 
the proposed design for the residence.  The applicant has revised the submittal, and, in staff’s 
opinion, has met all of the concerns of the Planning Commission.  On the front elevation, the 
applicant dropped the entry eave height from 15-feet 3-inches to 13-feet in height and reduced the 
size of the timbers.  Additionally, the arched timber elements above the entryway were removed.  On 
the rear elevation, the applicant reduced the size of the timber gable elements and columns, revised 
the railings from vertical wood posts to horizontal wiring, and removed the overhead arched gable 
elements. Renderings of the current and previous elevations are included as Attachment C.  
 

3. The applicant shall reduce the size of the windows and amount of glazing on the rear 
elevation. 

 
Staff previously addressed concerns with the amount of glazing on the rear elevation of the previous 
submittal.  The number of windows created both an excessive appearance of glass, and also raised 
privacy issues for the adjacent neighbors.  The applicant removed four transom windows and reduced 
the size of the French doors on the rear elevation.  In staff’s opinion, the revised submittal is more 
consistent with the Design Guidelines.  
 
Other Project Components: 
 
Finish Materials:  The applicant is proposing to maintain the existing horizontal wood siding around 
the exterior of the house, painted in a similar color to the existing.  The existing wood shingle roof is 
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proposed to be removed and replaced with a new natural wood shingle roof. Additionally, wood 
windows and doors are proposed throughout the house.  Finish details should be available for review 
at the Planning Commission meeting.    
 
Fences/Walls: All existing fences are proposed to remain, including the fence within the front Right-
of-Way.  A recommended condition has been included requiring an encroachment permit for the 
front fence within the Right-of-Way.  
 
The applicant is proposing to backfill a portion of the rear-yard in order to construct a patio, which 
will require approximately 5-foot high retaining walls.  A significant amount of cut and fill will be 
required, and staff has included a condition that the applicant submit a grading plan that shows the 
proposed cubic square footage proposed for the site.  Specific wall details are not identified, but will 
be included as part of the next round of review for this application.  Concerns regarding the drainage 
and changes in grade were brought up at the previous hearing, and the requirement to submit a 
grading and drainage plan will ensure review prior to building permit issuance.   
 
Exterior Lighting: With regard to light fixtures, Municipal Code Section 15.36.070.B.1 requires that 
exterior light fixtures on the building do not exceed 25 watts (incandescent equivalent; i.e., 
approximately 375 lumens).  The details and locations of the proposed light fixtures are depicted on 
Page 8 and 12 of the plan set.  The applicant is proposing a Savoy House Single-Light Wall Mounted 
Lantern in a maple color with an output of 25 watts.  The applicant is proposing 15 exterior lights 
including four on the front elevation, eight on the rear elevation, and three on the side (west) 
elevation.  Although the lighting is not down cast, the 25 watt limitation combined with the heavy 
seeded glass will be sufficient to diminish light intrusion into the front yard and public space.  Staff 
supports the proposed fixtures and notes that they comply with City requirements. 
 
Site Coverage/Landscaping: The existing site coverage consists of a large brick patio, multiple 
exterior staircases, and a rock walkway, and exceeds the allowed coverage for a 9,654 square foot lot 
by 761 square feet.  Per Municipal Code Section 17.10.030.C, nonconforming site coverage is required 
to be reduced at a rate equal to two times the amount of floor area added to the site, or to an 
amount that complies with the site coverage limits, whichever is less.  The applicant is proposing to 
add 885 square feet to the residence and therefore is required to reduce site coverage to compliance 
(1,101 square feet).  The applicant is proposing to reduce the site coverage to 1,099 square feet.  
 
With regard to the landscape, the applicant is proposing to maintain the existing landscaped areas in 
the rear of the property, install a new grass area on the raised patio, and add new plantings 
throughout the front yard.  Specifically, the applicant is proposing agapanthus throughout most of 
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the front yard and the adjacent Right of Way.  As noted early, the City Forester has not recommended 
any additional trees be required to be planted on site.  A landscape plan is included on Sheet L-1 
(Page 24) of the plan set.   
 
Archaeological Zone: A Preliminary Cultural Resources Reconnaissance Report was prepared for the 
subject parcel on January 27, 2016.  The study found that over a dozen previous archaeological 
studies have been completed with negative results in the immediate vicinity of the project parcel.  
The project archaeologist recommends that there is no reason to delay the project due to 
archaeological reasons, however it is recommended that in the event that an unexpected trace of 
historic or prehistoric materials are encountered, a qualified archaeologist should be retained for 
appropriate mitigation.  Staff has included a condition of approval based on the project 
archaeologist’s recommendation.   
 
Public ROW: The unimproved portion of the City Right-of-Way (ROW) between the front property line 
and edge of pavement is approximately 34 feet in width along Santa Lucia and 16 feet in width along 
Dolores Street.  The existing fence encroaches into the Right of Way along both street frontages, and 
the applicant is proposing to maintain this fence in the current location.  A recommended condition 
has been included requiring an encroachment permit for the front fence within the Right-of-Way. 
 
Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15301 (Class 1) – Existing Facilities.  The project includes an 890-square foot 
addition to an existing 2,363-square foot residence, and therefore qualifies for a Class 1 exemption.  
The proposed alterations to the residence do not present any unusual circumstances that would 
result in a potentially significant environmental impact. 
 
ATTACHMENTS: 
 

• Attachment A – Site Photographs 
• Attachment B – Findings of Approval 
• Attachment C – Conditions of Approval 
• Attachment D – Project Renderings 
• Attachment E – Project Plans   
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Story Poles visible from Santa Lucia and Dolores Street 
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FINDINGS REQUIRED FOR FINAL DESIGN STUDY APPROVAL (CMC 17.64.80 and LUP Policy P1-45) 

For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings.  For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making.  Findings checked 
"yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Finding YES NO 

1.  The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

✔  

2.  The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design.  The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

✔  

3.  The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character, yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

✔  

4.  The project is adapted to human scale in the height of its roof, plate lines, eave 
lines, building forms, and in the size of windows doors and entryways.  The 
development is similar in size, scale, and form to buildings on the immediate block 
and neighborhood.  Its height is compatible with its site and surrounding 
development and will not present excess mass or bulk to the public or to adjoining 
properties.  Mass of the building relates to the context of other homes in the 
vicinity. 

✔  

5.  The project is consistent with the City’s objectives for public and private views 
and will retain a reasonable amount of solar access for neighboring sites.  Through 
the placement, location and size of windows, doors and balconies the design 
respects the rights to reasonable privacy on adjoining sites.   

✔  

6.  The design concept is consistent with the goals, objectives and policies related to 
residential design in the general plan.   

✔  

7.  The development does not require removal of any significant trees unless 
necessary to provide a viable economic use of the property or protect public health 
and safety.  All buildings are setback a minimum of 6 feet from significant trees. 

✔  

8.  The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites. 

✔  
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9.  The proposed exterior materials and their application rely on natural materials 
and the overall design will add to the variety and diversity along the streetscape. 

✔  

10.  Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

✔  

11.  Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way.  The design will reinforce a sense of visual 
continuity along the street. 

✔  

12.  Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.    

✔  

 
 
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1): 

1.  Local Coastal Program Consistency:  The project conforms with the certified Local 
Coastal Program of the City of Carmel-by-the Sea. 

✔  

2.  Public access policy consistency:  The project is not located between the first 
public road and the sea, and therefore, no review is required for potential public 
access.   

✔  
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Conditions of Approval 
No. Standard Conditions  

1. Authorization:  This approval of Design Study (DS 16-024) authorizes the 
applicant to add 885 square of new living space to an existing single family 
residence.  The approval includes an enlarged wood balcony on the rear 
elevation, new exposed wood rafters and columns, and a new grass patio.  Finish 
materials include horizontal wood siding, a new wood shingle roof and new 
windows/doors throughout.  

✔ 

2. The project shall be constructed in conformance with all requirements of the 
local R-1 zoning ordinances.  All adopted building and fire codes shall be 
adhered to in preparing the working drawings. If any codes or ordinances 
require design elements to be changed, or if any other changes are requested at 
the time such plans are submitted, such changes may require additional 
environmental review and subsequent approval by the Planning Commission. 

✔ 

3. This approval shall be valid for a period of one year from the date of action 
unless an active building permit has been issued and maintained for the 
proposed construction. 

✔ 

4. All new landscaping, if proposed, shall be shown on a landscape plan and shall 
be submitted to the Department of Community Planning and Building and to the 
City Forester prior to the issuance of a building permit.  The landscape plan will 
be reviewed for compliance with the landscaping standards contained in the 
Zoning Code, including the following requirements: 1) all new landscaping shall 
be 75% drought-tolerant; 2) landscaped areas shall be irrigated by a 
drip/sprinkler system set on a timer; and 3) the project shall meet the City’s 
recommended tree density standards, unless otherwise approved by the City 
based on site conditions.  The landscaping plan shall show where new trees will 
be planted when new trees are required to be planted by the Forest and Beach 
Commission or the Planning Commission.  

✔ 

5. Trees on the site shall only be removed upon the approval of the City Forester or 
Forest and Beach Commission as appropriate; and all remaining trees shall be 
protected during construction by methods approved by the City Forester. 

✔ 

6. All foundations within 15 feet of significant trees shall be excavated by hand.  If 
any tree roots larger than two inches (2”) are encountered during construction, 
the City Forester shall be contacted before cutting the roots.  The City Forester 
may require the roots to be bridged or may authorize the roots to be cut.  If 
roots larger than two inches (2”) in diameter are cut without prior City Forester 
approval or any significant tree is endangered as a result of construction activity, 
the building permit will be suspended and all work stopped until an investigation 

✔ 
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by the City Forester has been completed.  Twelve inches (12”) of mulch shall be 
evenly spread inside the dripline of all trees prior to the issuance of a building 
permit. 

7. Approval of this application does not permit an increase in water use on the 
project site. Should the Monterey Peninsula Water Management District 
determine that the use would result in an increase in water beyond the 
maximum units allowed on a 4,000-square foot parcel, this permit will be 
scheduled for reconsideration and the appropriate findings will be prepared for 
review and adoption by the Planning Commission. 

✔ 

8. The applicant shall submit in writing to the Community Planning and Building 
staff any proposed changes to the approved project plans prior to incorporating 
changes on the site.  If the applicant changes the project without first obtaining 
City approval, the applicant will be required to either: a) submit the change in 
writing and cease all work on the project until either the Planning Commission 
or staff has approved the change; or b) eliminate the change and submit the 
proposed change in writing for review. The project will be reviewed for its 
compliance to the approved plans prior to final inspection. 

✔ 

9. Exterior lighting shall be limited to 25 watts or less (incandescent equivalent, 
i.e., 375 lumens) per fixture and shall be no higher than 10 feet above the 
ground.  Landscape lighting shall be limited to 15 watts (incandescent 
equivalent, i.e., 225 lumens) or less per fixture and shall not exceed 18 inches 
above the ground.   

✔ 

10. All skylights shall use non-reflective glass to minimize the amount of light and 
glare visible from adjoining properties. The applicant shall install skylights with 
flashing that matches the roof color, or shall paint the skylight flashing to match 
the roof color. 

✔ 

11. The Carmel stone façade shall be installed in a broken course/random or similar 
masonry pattern.  Setting the stones vertically on their face in a cobweb pattern 
shall not be permitted.  Prior to the full installation of stone during construction, 
the applicant shall install a 10-square foot section on the building to be reviewed 
by planning staff on site to ensure conformity with City standards.   

N/A 

12. The applicant shall install unclad wood framed windows.  Windows that have 
been approved with divided lights shall be constructed with fixed wooden 
mullions.  Any window pane dividers, which are snap-in, or otherwise 
superficially applied, are not permitted. 

✔ 

13. The applicant agrees, at his or her sole expense, to defend, indemnify, and hold 
harmless the City, its public officials, officers, employees, and assigns, from any 
liability; and shall reimburse the City for any expense incurred, resulting from, or 
in connection with any project approvals.  This includes any appeal, claim, suit, 

✔ 
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or other legal proceeding, to attack, set aside, void, or annul any project 
approval.  The City shall promptly notify the applicant of any legal proceeding, 
and shall cooperate fully in the defense.  The City may, at its sole discretion, 
participate in any such legal action, but participation shall not relieve the 
applicant of any obligation under this condition.  Should any party bring any 
legal action in connection with this project, the Superior Court of the County of 
Monterey, California, shall be the situs and have jurisdiction for the resolution of 
all such actions by the parties hereto. 

14. The driveway material shall extend beyond the property line into the public right 
of way as needed to connect to the paved street edge.  A minimal asphalt 
connection at the street edge may be required by the Superintendent of Streets 
or the Building Official, depending on site conditions, to accommodate the 
drainage flow line of the street. 

✔ 

15. This project is subject to a volume study. ✔ 

16. Approval of this Design Study shall be valid only with approval of a Variance. N/A 

17. A hazardous materials waste survey shall be required in conformance with the 
Monterey Bay Unified Air Pollution Control District prior to issuance of a 
demolition permit. 

✔ 

18. The applicant shall include a storm water drainage plan with the working 
drawings that are submitted for building permit review.  The drainage plan shall 
include applicable Best Management Practices and retain all drainage on site 
through the use of semi-permeable paving materials, French drains, seepage 
pits, etc.  Excess drainage that cannot be maintained on site, may be directed 
into the City’s storm drain system after passing through a silt trap to reduce 
sediment from entering the storm drain.  Drainage shall not be directed to 
adjacent private property.  

✔ 

19a. An archaeological reconnaissance report shall be prepared by a qualified 
archaeologist or other person(s) meeting the standards of the State Office of 
Historic Preservation prior to approval of a final building permit.  The applicant 
shall adhere to any recommendations set forth in the archaeological report.  All 
new construction involving excavation shall immediately cease if materials of 
archaeological significance are discovered on the site and shall not be permitted 
to recommence until a mitigation and monitoring plan is approved by the 
Planning Commission.    

✔ 

19b. All new construction involving excavation shall immediately cease if cultural 
resources are discovered on the site, and the applicant shall notified the 
Community Planning and Building Department within 24 hours.  Work shall not 
be permitted to recommence until such resources are properly evaluated for 
significance by a qualified archaeologist.  If the resources are determined to be 
significant, prior to resumption of work, a mitigation and monitoring plan shall 

✔ 
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be prepared by a qualified archaeologist and reviewed and approved by the 
Community Planning and Building Director.  In addition, if human remains are 
unearthed during excavation, no further disturbance shall occur until the County 
Coroner has made the necessary findings as to origin and distribution pursuant 
to California Public Resources Code (PRC) Section 5097.98. 

20. Prior to Building Permit issuance, the applicant shall provide for City 
(Community Planning and Building Director in consultation with the Public 
Services and Public Safety Departments) review and approval, a truck-haul route 
and any necessary temporary traffic control measures for the grading activities. 
The applicant shall be responsible for ensuring adherence to the truck-haul 
route and implementation of any required traffic control measures. 

✔ 

21. All conditions of approval for the Planning permit(s) shall be printed on a full-
size sheet and included with the construction plan set submitted to the Building 
Safety Division.     

✔ 

 Special Conditions  

22. Based on Health and Safety Code § 7050.5, if any human remains are exposed, 
no further excavation or disturbance occurs in the area and that the county 
coroner is called so that the coroner can verify that the remains are not subject 
to medical jurisprudence. Within 24 hours of notification, the coroner calls the 
Native American Heritage Commission if the remains are known or thought to 
be Native American. 

✔ 

23. In the event that unexpected traces of historic or prehistoric materials, 
(including, but not limited to human remains, concentrations of shell or heat 
altered rock or historic trash pits) are encountered during grading or other 
future development, a qualified archaeologist should be retained for 
appropriate archaeological mitigation. 

✔ 

24.  The applicant shall submit a grading plan with the Building Permit Application 
identifying the cubic yardage of soil proposed to be excavated and removed 
from this site as part of the project.  

✔ 

25. Prior to the issuance of a Building Permit, the applicant shall obtain an 
encroachment permit for the existing wood fence within the City Right of Way.  

✔ 

 
*Acknowledgement and acceptance of conditions of approval. 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 

Once signed, please return to the Community Planning and Building Department. 
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Revised Rendering 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

April 13, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Interim Community Planning and Building Director 

Submitted by: Matthew Sundt, Contract Planner 

Subject:  Consideration of Final Design Study (DS 16-012) and associated Coastal 
Development Permits for substantial alterations to an existing single-family 
residence located in the Single-Family Residential (R-1) Zoning District. 

 
 
Recommendation: 
 
Approve the Final Design Study (DS 16-012) and associated Coastal Development Permits subject to 
the attached findings and conditions. 
 
Application: DS 16-012 APN: 010-165-026 
Block:  143 Lot: 30 
Location: Dolores Street, 3 NE of Santa Lucia Avenue  
Applicant:  Scott Green Property Owner: Scott Green  
 
BACKGROUND AND PROJECT DESCRIPTION 
The property is 5,000 square feet in size and includes an existing two-story (split level) residence that 
is 2,006 square-feet.  The applicant has submitted plans for a major remodel of the existing 
residence and proposes a net increase of building square footage of 144 square feet, to the 
maximum allowable, i.e., 2,150 square feet.  The property is currently developed with a 2,006-
square-foot residence that includes a 240-square-foot (20’ x 12’) garage on the lower level.  The 
applicant is proposing to demolish and reconstruct the majority of the second story.  The size of the 
second story will be reduced from 735 square feet to 499 square feet and the front-yard setback will 
be increased from 20 to 27 feet.     Floor area from the second story will be reassigned to the first 
floor at the rear of the residence for a net increase in total floor area of 144 square feet.   
 
The existing site coverage will be removed and new site coverage installed whereby the proposed 
site coverage will not exceed the allowable 673 square feet.  The existing site coverage is estimated 
to be 1,180 square feet.  Front yard and side yard setbacks associated with the existing residence will 
remain the same.  The proposed remodel will include a pervious patio in the front yard off the living 
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room and a landscaped entry feature.  In addition to the structural modifications there will also be 
substantial reconfiguration to interior walls and the general layout of the interior of the residence.   
 
The Planning Commission reviewed and accepted the design concept on March 9, 2016 with a 
request for changes as discussed below.  The applicant has revised the design to comply with the 
requested changes. 
 
Staff Analysis:  
 
Previous Hearing: The Commission requested that the exterior of the West (front) elevation be 
revised to reflect the “Alternative A” design that was submitted with the March 9 staff report.  
Alternative “A” is without timber framing around the living room windows and without the transom 
windows above the living room doors, and the shed-roof removed from above the garage.  The 
applicant has responded by revising the project plans to be consistent with “Alternative A”.  
  
Other Project Components: 
 
Fences: The City’s Municipal Code restricts fence heights to a maximum of 4 feet within the front 
setback and 6 feet behind the front setback.  The applicant is proposing a new 6-foot high paling 
fence along the East (rear) property line.  No fencing is proposed on the front property line.  Existing 
5-foot high side fencing will remain.   
 
Exterior Lighting:  Municipal Code Section 15.36.070.B.1 states that all exterior lighting attached to 
the main building or any accessory building shall be no higher than 10 feet above the ground and 
shall not exceed 25 watts (incandescent equivalent; i.e., approximately 375 lumens) in power per 
fixture.  Landscape lighting shall not exceed 18 inches above the ground nor more than 15 watts 
(incandescent equivalent; i.e., approximately 225 lumens) per fixture.  Additionally, the City’s 
Residential Design Guidelines, Section 11.8, states an objective to “locate and shield fixtures to avoid 
glare and excess lighting as seen from neighboring properties and from the street.” 
 
The applicant is proposing lighting fixtures as shown in Attachment C.  Lighting details are included 
on sheet LS-1 of the plans.  Staff notes that the Planning Commission encourages down-lit lights 
instead of the lantern-style to be more in conformance with the Residential Design guidelines.  A 
condition has been drafted requiring the applicant to work with staff on an appropriate down-lit 
fixture.   
 
Landscape Plan: The applicant has provided a landscape plan that includes a complete overall to the 
existing landscape.  The landscape plan depicts site coverage elements including a sand set paver 
driveway, an impervious front walkway (as shown on current plans this walkway will extend into the 
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city ROW, which it is not allowed), and a front patio with sand-set pavers.  The applicant will obtain a 
tree removal permit for two non-significant trees in the backyard.  The two remaining magnolia trees 
will be protected per city requirements.  
 
Public ROW: The portion of the City Right-of-Way (ROW) between the front property line and edge 
of paving is in a natural state and contains only one encroachment, which is a brick pathway.  The 
applicant is proposing to remove the brick pathway and proposes to replace the 13-foot wide 
driveway with a new 9-foot wide paver driveway.     
 
Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15301 (Class 1) – Existing Facilities.  The proposed alterations to the residence 
do not present any unusual circumstances that would result in a potentially significant 
environmental impact. 
 
ATTACHMENTS: 
 

• Attachment A – Findings for Approval 
• Attachment B – Conditions of Approval 
• Attachment C – Light Fixtures/Materials cut-sheet 
• Attachment D – Project Plans 
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FINDINGS REQUIRED FOR DESIGN STUDY APPROVAL (CMC 17.64.80 and LUP Policy P1-45) 

For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings.  For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making.  Findings checked 
"yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Finding YES NO 

1.  The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

✔  

2.  The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design.  The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

✔  

3.  The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character, yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

✔  

4.  The project is adapted to human scale in the height of its roof, plate lines, eave 
lines, building forms, and in the size of windows doors and entryways.  The 
development is similar in size, scale, and form to buildings on the immediate block 
and neighborhood.  Its height is compatible with its site and surrounding 
development and will not present excess mass or bulk to the public or to adjoining 
properties.  Mass of the building relates to the context of other homes in the 
vicinity. 

✔  

5.  The project is consistent with the City’s objectives for public and private views 
and will retain a reasonable amount of solar access for neighboring sites.  Through 
the placement, location and size of windows, doors and balconies the design 
respects the rights to reasonable privacy on adjoining sites.   

✔  

6.  The design concept is consistent with the goals, objectives and policies related to 
residential design in the general plan.   

✔  

7.  The development does not require removal of any significant trees unless 
necessary to provide a viable economic use of the property or protect public health 
and safety.  All buildings are setback a minimum of 6 feet from significant trees. 

✔  

8.  The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites. 

✔  

9.  The proposed exterior materials and their application rely on natural materials ✔  
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and the overall design will add to the variety and diversity along the streetscape. 

10.  Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

✔  

11.  Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way.  The design will reinforce a sense of visual 
continuity along the street. 

✔  

12.  Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.    

✔  

 
 
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1): 

1.  Local Coastal Program Consistency:  The project conforms with the certified Local 
Coastal Program of the City of Carmel-by-the Sea. 

✔  

2.  Public access policy consistency:  The project is not located between the first 
public road and the sea, and therefore, no review is required for potential public 
access.   

✔  
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Once signed, please return to the Community Planning and Building Department. 
 

 
 

Conditions of Approval 
 

No. Standard Conditions  
1. Authorization:  This approval of Design Study (DS 16-012) authorizes the 

applicant to remodel an existing residence and add a net increase of building 
square footage of 144 square feet.  Existing driveway asphalt will be removed 
and brick walk in ROW will be removed.  Finish materials include wood board 
and batten and Carmel stone veneer.  Roofing will be composite shingle. New 
landscaping throughout and new fencing on east boundary.  

✔ 

2. The project shall be constructed in conformance with all requirements of the 
local R-1 zoning ordinances.  All adopted building and fire codes shall be 
adhered to in preparing the working drawings. If any codes or ordinances 
require design elements to be changed, or if any other changes are requested at 
the time such plans are submitted, such changes may require additional 
environmental review and subsequent approval by the Planning Commission. 

✔ 

3. This approval shall be valid for a period of one year from the date of action 
unless an active building permit has been issued and maintained for the 
proposed construction. 

✔ 

4. All new landscaping, if proposed, shall be shown on a landscape plan and shall 
be submitted to the Department of Community Planning and Building and to the 
City Forester prior to the issuance of a building permit.  The landscape plan will 
be reviewed for compliance with the landscaping standards contained in the 
Zoning Code, including the following requirements: 1) all new landscaping shall 
be 75% drought-tolerant; 2) landscaped areas shall be irrigated by a 
drip/sprinkler system set on a timer; and 3) the project shall meet the City’s 
recommended tree density standards, unless otherwise approved by the City 
based on site conditions.  The landscaping plan shall show where new trees will 
be planted when new trees are required to be planted by the Forest and Beach 
Commission or the Planning Commission.  

✔ 

5. Trees on the site shall only be removed upon the approval of the City Forester or 
Forest and Beach Commission as appropriate; and all remaining trees shall be 
protected during construction by methods approved by the City Forester. 

✔ 

6. All foundations within 15 feet of significant trees shall be excavated by hand.  If 
any tree roots larger than two inches (2”) are encountered during construction, 
the City Forester shall be contacted before cutting the roots.  The City Forester 
may require the roots to be bridged or may authorize the roots to be cut.  If 

✔ 
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roots larger than two inches (2”) in diameter are cut without prior City Forester 
approval or any significant tree is endangered as a result of construction activity, 
the building permit will be suspended and all work stopped until an investigation 
by the City Forester has been completed.  Twelve inches (12”) of mulch shall be 
evenly spread inside the dripline of all trees prior to the issuance of a building 
permit. 

7. Approval of this application does not permit an increase in water use on the 
project site. Should the Monterey Peninsula Water Management District 
determine that the use would result in an increase in water beyond the 
maximum units allowed on a 4,000-square foot parcel, this permit will be 
scheduled for reconsideration and the appropriate findings will be prepared for 
review and adoption by the Planning Commission. 

✔ 

8. The applicant shall submit in writing to the Community Planning and Building 
staff any proposed changes to the approved project plans prior to incorporating 
changes on the site.  If the applicant changes the project without first obtaining 
City approval, the applicant will be required to either: a) submit the change in 
writing and cease all work on the project until either the Planning Commission 
or staff has approved the change; or b) eliminate the change and submit the 
proposed change in writing for review. The project will be reviewed for its 
compliance to the approved plans prior to final inspection. 

✔ 

9. Exterior lighting shall be limited to 25 watts or less (incandescent equivalent, 
i.e., 375 lumens) per fixture and shall be no higher than 10 feet above the 
ground.  Landscape lighting shall be limited to 15 watts (incandescent 
equivalent, i.e., 225 lumens) or less per fixture and shall not exceed 18 inches 
above the ground.   

✔ 

10. All skylights shall use non-reflective glass to minimize the amount of light and 
glare visible from adjoining properties. The applicant shall install skylights with 
flashing that matches the roof color, or shall paint the skylight flashing to match 
the roof color. 

✔ 

11. The Carmel stone façade shall be installed in a broken course/random or similar 
masonry pattern.  Setting the stones vertically on their face in a cobweb pattern 
shall not be permitted.  Prior to the full installation of stone during construction, 
the applicant shall install a 10-square foot section on the building to be reviewed 
by planning staff on site to ensure conformity with City standards.   

✔ 

12. The applicant shall install unclad wood framed windows.  Windows that have 
been approved with divided lights shall be constructed with fixed wooden 
mullions.  Any window pane dividers, which are snap-in, or otherwise 
superficially applied, are not permitted. 

 

✔ 
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13. The applicant agrees, at his or her sole expense, to defend, indemnify, and hold 

harmless the City, its public officials, officers, employees, and assigns, from any 
liability; and shall reimburse the City for any expense incurred, resulting from, or 
in connection with any project approvals.  This includes any appeal, claim, suit, 
or other legal proceeding, to attack, set aside, void, or annul any project 
approval.  The City shall promptly notify the applicant of any legal proceeding, 
and shall cooperate fully in the defense.  The City may, at its sole discretion, 
participate in any such legal action, but participation shall not relieve the 
applicant of any obligation under this condition.  Should any party bring any 
legal action in connection with this project, the Superior Court of the County of 
Monterey, California, shall be the situs and have jurisdiction for the resolution of 
all such actions by the parties hereto. 

✔ 

14. The driveway material shall extend beyond the property line into the public right 
of way as needed to connect to the paved street edge.  A minimal asphalt 
connection at the street edge may be required by the Superintendent of Streets 
or the Building Official, depending on site conditions, to accommodate the 
drainage flow line of the street. 

✔ 

15. This project is subject to a volume study. ✔ 

16. Approval of this Design Study shall be valid only with approval of a Variance. N/A 

17. A hazardous materials waste survey shall be required in conformance with the 
Monterey Bay Unified Air Pollution Control District prior to issuance of a 
demolition permit. 

✔ 

18. The applicant shall include a storm water drainage plan with the working 
drawings that are submitted for building permit review.  The drainage plan shall 
include applicable Best Management Practices and retain all drainage on site 
through the use of semi-permeable paving materials, French drains, seepage 
pits, etc.  Excess drainage that cannot be maintained on site, may be directed 
into the City’s storm drain system after passing through a silt trap to reduce 
sediment from entering the storm drain.  Drainage shall not be directed to 
adjacent private property.  

✔ 

19a. An archaeological reconnaissance report shall be prepared by a qualified 
archaeologist or other person(s) meeting the standards of the State Office of 
Historic Preservation prior to approval of a final building permit.  The applicant 
shall adhere to any recommendations set forth in the archaeological report.  All 
new construction involving excavation shall immediately cease if materials of 
archaeological significance are discovered on the site and shall not be permitted 
to recommence until a mitigation and monitoring plan is approved by the 
Planning Commission.    

N/A 

19b. All new construction involving excavation shall immediately cease if cultural 
resources are discovered on the site, and the applicant shall notified the 

✔ 
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Community Planning and Building Department within 24 hours.  Work shall not 
be permitted to recommence until such resources are properly evaluated for 
significance by a qualified archaeologist.  If the resources are determined to be 
significant, prior to resumption of work, a mitigation and monitoring plan shall 
be prepared by a qualified archaeologist and reviewed and approved by the 
Community Planning and Building Director.  In addition, if human remains are 
unearthed during excavation, no further disturbance shall occur until the County 
Coroner has made the necessary findings as to origin and distribution pursuant 
to California Public Resources Code (PRC) Section 5097.98. 

20. Prior to Building Permit issuance, the applicant shall provide for City 
(Community Planning and Building Director in consultation with the Public 
Services and Public Safety Departments) review and approval, a truck-haul route 
and any necessary temporary traffic control measures for the grading activities. 
The applicant shall be responsible for ensuring adherence to the truck-haul 
route and implementation of any required traffic control measures. 

✔ 

21. All conditions of approval for the Planning permit(s) shall be printed on a full-
size sheet and included with the construction plan set submitted to the Building 
Safety Division.     

✔ 

 Special Conditions  

22. The applicant shall plant and maintain ONE new upper-canopy and ONE lower-
canopy tree of substantial size and caliber and of a species approved by the City 
Forester.  The location, size, and species of this tree shall be noted on the 
landscape plan submitted with the construction plan set.  Prior to final planning 
inspection, the tree shall be planted on site located approximately 10 feet from 
any building.    

✔ 

23. Prior to submitting for the Building Permit, the applicant shall work with staff on 
a light fixture design that is consistent with City requirement for down lit 
fixtures. 

✔ 

24. The applicant shall remove the walkway from the City ROW.  

 
*Acknowledgement and acceptance of conditions of approval. 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
Once signed, please return to the Community Planning and Building Department. 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

April 13, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Interim Community Planning and Building Director 

Subject:  Consideration of a floorplan revision for an approved retail wine tasting 
room (UP 15-188) at a space located in the Central Commercial (CC) 
Zoning District 

 
 
Recommendation:  Approve the proposed floorplan revision. 
 
Application: UP 15-188                      APN:  010-086-006 
Block:  78                                     Lots:  All 
Location: SE Corner of Ocean Avenue and Mission Street 
Applicants:  Anthony Baldini, Jr. and David Peartree    
Property Owner:  OWRF Carmel, LLC  
 
Background and Project Description:  
 
On September 23, 2015 the Planning Commission issued a Use Permit (UP 15-188) to Hahn 
Family wines to establish a retail wine tasting room in the Carmel Plaza.  Hahn Family Wines 
grows its grapes in the Santa Lucia Highlands and has a Type 02 licensed winery located in 
Soledad, CA (Monterey County). 
 
The applicant is requesting to revise the approved floor layout.  The original approved floorplan 
(Attachment A) includes two separate seating areas; one at the front of the space and one of 
the rear that consisting of sofas and chairs with a total of 10 seats.  There is also a bar at the 
northeast corner of the space.  Approximately 29% of the space is devoted to tasting area.   
 
The revised floor layout (Attachment B) places the entire seating area at the rear of the space, 
consisting of sofas and chairs with a total of 10 seats.  The applicant has added a gas fireplace 
to the seating area.  A bar is still proposed at the northeast corner of the space, but has been 
substantially reduced in size.  Approximately 29% of the space is devoted to tasting area.   
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Staff supports the proposed change to the floor layout, which includes a reduction in the size of 
the bar and places the seating area at the back of the space which gives the business a more 
retail-oriented appearance.        
 
Environmental Review:  The application qualifies for a Class 3 Categorical Exemption from the 
provisions of the California Environmental Quality Act (CEQA) pursuant to Section 15303 of the 
State CEQA Guidelines. Class 3 exemptions include projects involving limited new construction 
projects and conversion of small structures. The proposed project does not present any unusual 
circumstances that would result in a potential significant environmental impact.  
 
ATTACHMENTS: 
 

• Attachment A – Approved Floorplan 
• Attachment B – Revised Floorplan 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

April 13, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Acting Community Planning and Building Director 

Submitted by: Matthew Sundt, Contract Planner 

Subject:  Consideration of a Track 1 Design Study (DS 15-405) referral for alterations to 
an existing residence located in the Single-Family Residential (R-1) Zoning 
District. 

 
 
Recommendation: 
Approve Design Study (DS 15-405) subject to the attached findings and conditions. 
 
Application: DS 15-405 APN: 010-266-010 
Block:  M Lot: 12 and 14 
Location: Carmelo Street, 4 SE of Ocean Avenue  
Applicant:  Claudio Ortiz Property Owner: James Cordano  
 
Background and Project Description:  
The property is 8,000 square feet in size and includes an existing residence and an attached 
carport.  A Historic Determination of Ineligibility for the residence was issued by the Planning 
Department on May 6, 2015. 
 
The applicant has submitted plans for a remodel of the existing residence but does not propose any 
increase to existing square footage on the property.  The property is currently developed with a 
three-story, 3,856.4 square-foot residence with attached carport. 
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PROJECT DATA FOR A 8,000 SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  2,960.0 sf (37% ) 4,227.9 sf (52.8%)1 No Change 

Site Coverage 971 sf  2,426.0 sf 2,185.9 sf  
Trees 3 Upper /1 Lower 

(recommended) 
1/8 No Change 

Ridge Height (1st/2nd) 18’/24’ 31.3’ (3-story bldg.) No Change 

Plate Height (1st/2nd) 12’/18’ 25.0’ No Change 

Setbacks Minimum Required Existing Proposed 
Front  15’ 15’ to carport 

34’-4” to residence 
No Change 

Composite Side Yard 20’ (25%) 29’ – 9” No Change 

Minimum Side Yard 3’ 11’ - 0” No Change 

Rear 15’ 13’-8” 29’-0” 
 
 
The proposed remodel includes the following components:   
 

1. Remove the residence’s exterior vertical wood siding and replace with wood shingles from 
main floor plate up and board and batten to be installed on ground floor exterior.  Color will 
be a light brown; 

2. Rebuild and enclose the existing carport and convert to garage with board and batten 
exterior to match the ground floor of the residence.  The existing carport roof foot print 
would also be reduced; 

3. Remove the glass enclosure above the existing carport and replace with wood guardrail; 
4. Remove the backyard patio fireplace and construct a new fireplace;  
5. Remove a 252 square-foot patio on the north side of the backyard;  
6. Expand the ‘entry patio’ by 25.4 square feet (this patio is on the east side of the house); 
7. Remove all the aluminum clad windows and replace with wood framed windows; 
8. Install new exterior lighting to include wall mounted, landscape path and low elevation wall 

mounted lighting.  Existing landscape lighting will be removed and replaced per plans; and 
9. Install two oriel windows on the top floor of the west elevation. 

 

1  Includes 388.5 square-foot carport. 
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Staff has referred this application to the Planning Commission because it is a relatively substantial 
change to a non-conforming building.  If the Commission has concerns that cannot be addressed at 
one meeting, it may continue the application.   
 
Staff analysis:  
 
Non-Conforming Buildings:  As shown in the above table, this residence is non-conforming with 
regard to floor area and height.  Carmel Municipal Code (CMC) Section 17.36.020.A., states, “A 
building or structure that was lawfully established, but does not conform to existing zoning 
regulations, shall be deemed a nonconforming structure and may be used and maintained.”  
Furthermore, CMC Section 17.36.030.A. states, “A lawful nonconforming structure may be 
maintained, repaired, or altered as long as such maintenance, repair, or alteration does not 
increase the nonconformity and all work performed conforms to all of the requirements of this 
chapter.”  The proposed alterations are cosmetic in nature and the applicant is not increasing any 
non-conforming features of the residence. 
 
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a forested 
image on the site” and for new construction to be at least six feet from significant trees.   
 
The City Forester reviewed the property in May 2015, as part of the City’s Site Assessment 
protocols and identified nine trees on the property, of which one is a significant Coast redwood 
tree and two are moderately significant trees – a Holly and a Coast redwood.  The remaining trees 
are classified as “not-significant“.  Both redwoods are in the backyard adjacent to the north 
property line.  The Holly tree is in the side yard adjacent to the south property line.  The property is 
currently heavily canopied with existing live trees.  One additional oak is located in the public ROW 
and two Black acacias stand on the south property boundary within the public ROW; trees in the 
ROW will remain.  The City Forester recommends that one upper and one lower canopy tree be 
planted.  In staff’s opinion, the proposed residence meets the objectives of Residential Design 
Guidelines 1.1 through 1.4. 
 
Privacy & Views:  Residential Design Guidelines 5.1 through 5.3 state that “designs should preserve 
reasonable solar access to neighboring parcels” and “maintain privacy of indoor and outdoor spaces 
in a neighborhood” and “maintain view opportunities.” 
 
The applicant proposes two oriel windows to the upper floor west elevation and new wood clad 
windows elsewhere throughout the building.  The most significant change with potential to affect 
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privacy is on the east elevation on the second floor where two small windows (3.75 sf each) will be 
replaced with four small windows (4 sf each); an increase of 8.5 sf of window area on the east 
elevation.  The proposed windows are set at the top of the landing on the second floor for 
purposes of bringing light into that area of the residence; they are not “view” windows.  Views to 
the property to the east are significantly filtered by heavy vegetation and so the net increase of 
two windows should not affect privacy of the adjacent neighbors. 
 
There is also a change in window area on the south elevation where there is an increase in window 
area from 14 sf to 18 sf.  The change to the south side is related to removal of one of the two 
existing bathroom windows and installation of a bedroom window on the second floor.  Review of 
the new window placement indicates there would be no impacts to the privacy of the adjacent 
residence to the south.  It is also relevant to note that the south side yard is heavily vegetated with 
low, medium and tall shrubs and trees thereby creating an effective visual buffer between the two 
residences.  With regard to privacy, staff concludes that the proposed remodel will not have an 
impact to privacy.  The new window installation on the north elevation will not change the status 
quo and no impacts to privacy will occur.   
 
Through the placement and size of windows, the design respects the rights to reasonable privacy 
on adjoining properties.  In staff’s opinion, the proposed residence meets the objectives of 
Residential Design Guidelines 5.1 through 5.3. 
 
No view impacts will occur as the project does not change the shape of the house or add square 
footage.  
 
Mass & Bulk:  Residential Design Guidelines 7.1 through 7.6 encourages a building’s mass to relate 
“to the context of other homes nearby” and to “minimize the mass of a building as seen from the 
public way or adjacent properties.”  Further, these guidelines state that “a building should relate to 
a human scale in its basic forms.”   
 
The applicant is proposing to remodel the existing exterior surface of the residence as well as 
remove the carport and construct a garage in its place.  These changes will not substantially change 
the mass and bulk of the residence, although removal of the glass enclosure from atop the carport 
should diminish somewhat the bulk of the building.  Therefore, in staff’s opinion, the proposed 
residence meets the objectives of Residential Design Guidelines 7.1 through 7.6. 
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Building & Roof Form:  Residential Design Guidelines 8.1 through 8.3 state that "Shallow to 
moderately pitched roofs are appropriate on one-story buildings.  More steeply pitched roofs with 
low plate lines can be used on two-story buildings."  The Guidelines emphasize using  
“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines, 
which should “avoid complex forms.”  
 
The primary change in the design of the building includes installation of oriel windows, removal of 
the plywood exterior and installation of wood shake and board and batten exterior, and enclosing 
the existing carport to create a garage, and replacement of the glass and wood wall above the 
carport with a wood railing.  An existing fireplace in the backyard will be removed and replaced 
with a new fireplace.  No changes to the roof form are proposed.  In staff’s opinion, the proposed 
building style in the context of the neighborhood meets the objectives of Residential Design 
Guidelines 8.1 through 8.3. 
 
Garage/Driveway:  Design Guidelines 6.1 and 6.2 states, “Garages integrated into the building 
design are encouraged”, “Keep the mass of a garage subordinate to that of the house”, and 
“parking facilities that maintain or enhance variety along the street edge are encouraged”.  The 
existing carport is approximately 380 square feet.  Per the project plans the carport will be 
enclosed with board and batten to create a garage.  The garage doors will be wood with multiple 
pane windows at the top of each garage door panel.  The existing carport roof deck will be reduced 
in size.  In staff’s opinion, the proposed garage design and garage location is consistent with these 
guidelines.  The driveway material will be pavers as shown on Sheet 16, set in sand the full width of 
the garage. 
 
Site Coverage/Landscaping:  Per Municipal Code Section 17.10.030.C, site coverage shall be limited 
to a maximum of 22 percent of the base floor area allowed for the site (Note: on an 8,000 square-
foot site this equals 651 square feet).  In addition, if at least 50 percent of all site coverage on the 
property is made of permeable or semi-permeable materials, an additional amount of site coverage 
of up to four percent of the site area may be allowed.   For this 8,000 square foot lot the total 
amount of coverage is allowed to be 971 square feet; the project plans show that there is 2,426.0 sf 
of existing coverage.  The applicant will be removing 240 sf of brick patio on the north portion of 
the rear yard thereby 2,185.9 sf of site coverage is proposed.  In staff’s opinion, the proposed site 
coverage is consistent with the Municipal Code.  The applicant does not propose any changes to 
the landscaping.   
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Exterior Lighting:  The City’s Residential Design Guidelines, Section 11.8, states, “Preserve the low 
nighttime lighting character of the residential neighborhoods". Use lights only where needed for 
safety and at outdoor activity areas. Appropriate locations may include building entries, gates, 
terraces, walkways, and patios,” and “[…] Point lights downward to reduce glare and avoid light 
pollution”, “Locate and shield fixtures to avoid glare and excess lighting as seen from the 
neighboring properties and from the street”. 
 
Municipal Code Section 15.36.070.B.1 states that all exterior lighting attached to the main building 
or any accessory building shall be no higher than 10 feet above the ground and shall not exceed 25 
watts (incandescent equivalent; i.e., approximately 375 lumens) in power per fixture, and that 
landscape lighting shall not exceed 18 inches above the ground nor more than 15 watts 
(incandescent equivalent; i.e., approximately 225 lumens) per fixture. 
 
The location of the proposed wall-mounted light fixtures (Fixture A) are depicted on the Sheets 11 
and 12 of the Project Plans.  The style of lights to be mounted are shown on Sheet 16.  There are no 
wall lights on the east elevation, but only one hanging light (Fixture B).  The wall lights will not 
exceed 25 watts.  Staff does not support wall-mounted light fixtures as they are without seeded 
glass.  The existing landscape lighting will be removed entirely and replaced with landscape lighting 
at fixed locations shown on Sheet 3.  The style of light fixture to be used in the landscaping is 
shown on Sheet 16 (Fixture C).  There appears to be only one location where the flush-mounted 
landscape light will be installed (Fixture D located in the backyard). 
 
Final Details:  The Residential Design Guidelines Final Details Review process seeks to promote 
building style that will be compatible with the design traditions of the community.  At the same 
time, some variety in the details of construction is encouraged as a means of promoting diversity.  
The stated objectives in Section 9.0 of the Guidelines include: 
 

• To promote a diversity of architectural styles that are also compatible with the village-in-a-
forest context; 

• To promote simplicity in building design; 
• To promote buildings that are in scale; and  
• To continue the use of “natural” building materials. 

 
In its current condition, the architecture of the residence is an odd assortment of confusing and 
incoherent lines and dimensions that are the result of the flat, wood-sided exterior, combined with 
an awkward mix of window placement and inconsistent window sizes.  There is a beautifully 
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crafted chimney that stands prominently at the center of the west elevation, but it is somewhat 
diminished by the incoherent jumble of building lines.  Exacerbating this is the combination of the 
carport and the wood and glass deck enclosure that creates a massive dark, boxy structure at the 
front of the residence.    
 
The current plans include the addition of oriel windows to the second floor (with multiple panes 
and mullions), and replacing the existing plywood siding with wood shake, board and batten.  The 
proposed light-brown colored wood shake exterior and oriel windows will add depth and interest 
to the residence, especially the west elevation, and represents a substantial improvement over 
existing conditions; proposed wood clad windows will also improve the situation.  To an extent, the 
tall appearance of the residence will be tempered by the protruding oriel windows and wood shake 
exterior, and replacement of the carport with the garage and replacement of the wood and glass 
wall above the carport with a simple wood railing creates a better architectural cohesiveness.   
 
However, there is the matter of inconsistent window styles between the lower and main floors and 
the upper floor, with the upper floor having multiple panes and mullions, and the lower and main 
floors having fixed light.  This combination of window types on all elevations does not create 
cohesiveness and is inconsistent with Building Design Section 9.11, which requires that “window 
styles and materials should be uniform throughout a building”.  This inconsistent window style is 
most pronounced on the west elevation facing Carmelo Street.  In staff’s opinion, the proposed 
windows are not consistent with the above noted guideline.  A condition has been drafted 
requiring that the style of windows throughout the residence be consistent.   
 
Public ROW: The portion of the City Right-of-Way (ROW) between the front property line and edge 
of road pavement contains a variety of landscape features to include stone retaining wall, shrubs, 
vegetative ground cover, stone walk path and steps.  An encroachment permit will be required for 
the existing ROW hardscape and landscape and is a condition of approval. 
 
Alternatives:  Staff has included Findings and Conditions that the Commission can adopt if the 
Commission accepts the design.  However, if the Commission does not support the design, then the 
Commission has the option to modify the design or could continue the application with specific 
direction given to the applicant.   
 
Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15301 (Class 1) – Existing Facilities.  The project includes the construction of 
one single-family residence in a residential zone, and therefore qualifies for a Class 3 exemption.  
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The proposed residence does not present any unusual circumstances that would result in a 
potentially significant environmental impact. 
 
ATTACHMENTS: 

• Attachment A – Site Photographs 
• Attachment B – Findings for Approval  
• Attachment C – Conditions of Approval 
• Attachment D – Project Plans 
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Attachment A – Site Photographs 

Front / West elevation 

 

 

Front / Carmelo Street Right-of-Way 
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Front / West elevation 

 

 

Back yard / East elevation 
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Back yard fence line 

 

Back yard  
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FINDINGS REQUIRED FOR FINAL DESIGN STUDY APPROVAL (CMC 17.64.080 and LUP Policy P1-
45) 

For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings.  For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making.  Findings checked 
"yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Finding YES NO 

1.  The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

✔  

2.  The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design.  The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

✔  

3.  The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character, yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

✔  

4.  The project is adapted to human scale in the height of its roof, plate lines, eave 
lines, building forms, and in the size of windows doors and entryways.  The 
development is similar in size, scale, and form to buildings on the immediate block 
and neighborhood.  Its height is compatible with its site and surrounding 
development and will not present excess mass or bulk to the public or to adjoining 
properties.  Mass of the building relates to the context of other homes in the 
vicinity. 

✔  

5.  The project is consistent with the City’s objectives for public and private views 
and will retain a reasonable amount of solar access for neighboring sites.  Through 
the placement, location and size of windows, doors and balconies the design 
respects the rights to reasonable privacy on adjoining sites.   

✔  

6.  The design concept is consistent with the goals, objectives and policies related to 
residential design in the general plan.   

✔  

7.  The development does not require removal of any significant trees unless 
necessary to provide a viable economic use of the property or protect public health 
and safety.  All buildings are setback a minimum of 6 feet from significant trees. 

✔  
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8.  The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites. 

✔  

9.  The proposed exterior materials and their application rely on natural materials 
and the overall design will add to the variety and diversity along the streetscape. 

✔  

10.  Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

✔  

11.  Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way.  The design will reinforce a sense of visual 
continuity along the street. 

✔  

12.  Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.    

✔  

 
 
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1): 

1.  Local Coastal Program Consistency:  The project conforms with the certified Local 
Coastal Program of the City of Carmel-by-the Sea. 

✔  

2.  Public access policy consistency:  The project is not located between the first 
public road and the sea, and therefore, no review is required for potential public 
access.   

✔  
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Conditions of Approval 
 

No. Standard Conditions  
1. Authorization:  This approval of Design Study (DS 15-405) authorizes a remodel 

of an existing residence to include:  1) the conversion of the existing 380 sf 
carport to a 380 sf garage, 2) replacement of the existing carport deck with 
wood and glass enclosure with wood guardrail, 3) new wood shake and board 
and batten exterior, 4) new wood clad windows and doors, and 5) demolition of 
a free-standing backyard fire place and construction of a back patio fireplace w/ 
chimney. 

✔ 

2. The project shall be constructed in conformance with all requirements of the 
local R-1 zoning ordinances.  All adopted building and fire codes shall be 
adhered to in preparing the working drawings. If any codes or ordinances 
require design elements to be changed, or if any other changes are requested at 
the time such plans are submitted, such changes may require additional 
environmental review and subsequent approval by the Planning Commission. 

✔ 

3. This approval shall be valid for a period of one year from the date of action 
unless an active building permit has been issued and maintained for the 
proposed construction. 

✔ 

4. All new landscaping, if proposed, shall be shown on a landscape plan and shall 
be submitted to the Department of Community Planning and Building and to the 
City Forester prior to the issuance of a building permit.  The landscape plan will 
be reviewed for compliance with the landscaping standards contained in the 
Zoning Code, including the following requirements: 1) all new landscaping shall 
be 75% drought-tolerant; 2) landscaped areas shall be irrigated by a 
drip/sprinkler system set on a timer; and 3) the project shall meet the City’s 
recommended tree density standards, unless otherwise approved by the City 
based on site conditions.  The landscaping plan shall show where new trees will 
be planted when new trees are required to be planted by the Forest and Beach 
Commission or the Planning Commission.  

✔ 

5. Trees on the site shall only be removed upon the approval of the City Forester or 
Forest and Beach Commission as appropriate; and all remaining trees shall be 
protected during construction by methods approved by the City Forester. 

✔ 

6. All foundations within 15 feet of significant trees shall be excavated by hand.  If 
any tree roots larger than two inches (2”) are encountered during construction, 
the City Forester shall be contacted before cutting the roots.  The City Forester 
may require the roots to be bridged or may authorize the roots to be cut.  If 

✔ 
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roots larger than two inches (2”) in diameter are cut without prior City Forester 
approval or any significant tree is endangered as a result of construction activity, 
the building permit will be suspended and all work stopped until an investigation 
by the City Forester has been completed.  Twelve inches (12”) of mulch shall be 
evenly spread inside the dripline of all trees prior to the issuance of a building 
permit. 

7. Approval of this application does not permit an increase in water use on the 
project site. Should the Monterey Peninsula Water Management District 
determine that the use would result in an increase in water beyond the 
maximum units allowed on a 4,000-square foot parcel, this permit will be 
scheduled for reconsideration and the appropriate findings will be prepared for 
review and adoption by the Planning Commission. 

✔ 

8. The applicant shall submit in writing to the Community Planning and Building 
staff any proposed changes to the approved project plans prior to incorporating 
changes on the site.  If the applicant changes the project without first obtaining 
City approval, the applicant will be required to either: a) submit the change in 
writing and cease all work on the project until either the Planning Commission 
or staff has approved the change; or b) eliminate the change and submit the 
proposed change in writing for review. The project will be reviewed for its 
compliance to the approved plans prior to final inspection. 

✔ 

9. Exterior lighting shall be limited to 25 watts or less (incandescent equivalent, 
i.e., 375 lumens) per fixture and shall be no higher than 10 feet above the 
ground.  Landscape lighting shall be limited to 15 watts (incandescent 
equivalent, i.e., 225 lumens) or less per fixture and shall not exceed 18 inches 
above the ground.   

✔ 

10. All skylights shall use non-reflective glass to minimize the amount of light and 
glare visible from adjoining properties. The applicant shall install skylights with 
flashing that matches the roof color, or shall paint the skylight flashing to match 
the roof color. 

✔ 

11. The Carmel stone façade shall be installed in a broken course/random or similar 
masonry pattern.  Setting the stones vertically on their face in a cobweb pattern 
shall not be permitted.  Prior to the full installation of stone during construction, 
the applicant shall install a 10-square foot section on the building to be reviewed 
by planning staff on site to ensure conformity with City standards.   

N/A 

12. The applicant shall install unclad wood framed windows.  Windows that have 
been approved with divided lights shall be constructed with fixed wooden 
mullions.  Any window pane dividers, which are snap-in, or otherwise 
superficially applied, are not permitted. 

✔ 
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13. The applicant agrees, at his or her sole expense, to defend, indemnify, and hold 

harmless the City, its public officials, officers, employees, and assigns, from any 
liability; and shall reimburse the City for any expense incurred, resulting from, or 
in connection with any project approvals.  This includes any appeal, claim, suit, 
or other legal proceeding, to attack, set aside, void, or annul any project 
approval.  The City shall promptly notify the applicant of any legal proceeding, 
and shall cooperate fully in the defense.  The City may, at its sole discretion, 
participate in any such legal action, but participation shall not relieve the 
applicant of any obligation under this condition.  Should any party bring any 
legal action in connection with this project, the Superior Court of the County of 
Monterey, California, shall be the situs and have jurisdiction for the resolution of 
all such actions by the parties hereto. 

✔ 

14. The driveway material shall extend beyond the property line into the public right 
of way as needed to connect to the paved street edge.  A minimal asphalt 
connection at the street edge may be required by the Superintendent of Streets 
or the Building Official, depending on site conditions, to accommodate the 
drainage flow line of the street. 

✔ 

15. This project is subject to a volume study. N/A 

16. Approval of this Design Study shall be valid only with approval of a Variance. N/A 

17. A hazardous materials waste survey shall be required in conformance with the 
Monterey Bay Unified Air Pollution Control District prior to issuance of a 
demolition permit. 

✔ 

18. The applicant shall include a storm water drainage plan with the working 
drawings that are submitted for building permit review.  The drainage plan shall 
include applicable Best Management Practices and retain all drainage on site 
through the use of semi-permeable paving materials, French drains, seepage 
pits, etc.  Excess drainage that cannot be maintained on site, may be directed 
into the City’s storm drain system after passing through a silt trap to reduce 
sediment from entering the storm drain.  Drainage shall not be directed to 
adjacent private property.  

✔ 

 

19a. An archaeological reconnaissance report shall be prepared by a qualified 
archaeologist or other person(s) meeting the standards of the State Office of 
Historic Preservation prior to approval of a final building permit.  The applicant 
shall adhere to any recommendations set forth in the archaeological report.  All 
new construction involving excavation shall immediately cease if materials of 
archaeological significance are discovered on the site and shall not be permitted 
to recommence until a mitigation and monitoring plan is approved by the 
Planning Commission.    

N/A 

19b. All new construction involving excavation shall immediately cease if cultural ✔ 
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resources are discovered on the site, and the applicant shall notified the 
Community Planning and Building Department within 24 hours.  Work shall not 
be permitted to recommence until such resources are properly evaluated for 
significance by a qualified archaeologist.  If the resources are determined to be 
significant, prior to resumption of work, a mitigation and monitoring plan shall 
be prepared by a qualified archaeologist and reviewed and approved by the 
Community Planning and Building Director.  In addition, if human remains are 
unearthed during excavation, no further disturbance shall occur until the County 
Coroner has made the necessary findings as to origin and distribution pursuant 
to California Public Resources Code (PRC) Section 5097.98. 

20. Prior to Building Permit issuance, the applicant shall provide for City 
(Community Planning and Building Director in consultation with the Public 
Services and Public Safety Departments) review and approval, a truck-haul route 
and any necessary temporary traffic control measures for the grading activities. 
The applicant shall be responsible for ensuring adherence to the truck-haul 
route and implementation of any required traffic control measures. 

N/A 

21. All conditions of approval for the Planning permit(s) shall be printed on a full-
size sheet and included with the construction plan set submitted to the Building 
Safety Division.     

✔ 

 Special Conditions  

22. The plans shall be revised to indicate that the wall-mounted light fixtures will 
include seeded glass. 

✔ 

23. Prior to final inspection, the applicant will obtain an encroachment permit. 
 

✔ 

24. The style of windows shall be consistent throughout the residence. ✔ 
 
 

*Acknowledgement and acceptance of conditions of approval. 
 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
 
Once signed, please return to the Community Planning and Building Department. 
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CITY OF CARMEL-BY-THE-SEA 

Historic Resources Board 

April 13, 2016 

 
To: Chair Goodhue and Board Members 
 
From: Marc Wiener, Interim Community Planning and Building Director 
 
Submitted by: Ashley Hobson, Contract Planner 
 
Subject:  Consideration of a Design Study (DS 15-158) and associated Coastal 

Development Permit and adoption of a Mitigated Negative Declaration 
for the construction of a new bluff top retaining wall at an existing 
residence located in the Single-Family Residential (R-1) Zoning District 
and the Beach Overlay District, and listed on the Historic Resources 
Inventory  

 
 
Recommendation: 
 
Adopt the Mitigated Negative Declaration and approve the associated Design Study (DS 15-138) 
and Coastal Development Permit.  
 
Application: DS 15-158 (Henderson) APN:  009-423-001 and 009-423-002 
Block:   B-18                             Lots:  1 & 2 
Location: NW Corner of Scenic and Martin Way  
Applicant:  Runnoe Construction Property Owner:  Wellington S. Henderson Jr.  
 
Background: 
 
The existing residence, known as the “Cabin on the Rocks”, is a low one-story concrete and 
Carmel Stone house that projects out on a granite outcropping over the Carmel Bay.  The house 
was designed by Architect Frank Lloyd Wright in 1948 and is listed in the Carmel Historic 
Resource Inventory. The residence is also eligible as both a California State Historical Resources 
and a National Historic Resource under Criteria #3 as the only house designed and constructed 
by Frank Lloyd Wright in Carmel that relates directly to its seaside location and environment.   
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Because of the property’s close proximity to the ocean, the movement of water has eroded the 
bluff face under the house to the extent that it appears to be an eminent threat to the entry 
gate and driveway of the residence.  Recent erosion on the lower portions of the bluff has 
resulted in focused ocean spray on specific areas supporting the bluff top driveway.  The 
applicant is proposing to construct a 63-foot long bluff-top retaining wall along the northern 
boundary of the property, overlooking the southern edge of Carmel Beach.  The wall is 
proposed to range between 7 feet and 8 feet in height, with the top of the wall approximately 
16 feet above the existing grade of the beach. The wall is proposed to match, to the extent 
feasible, the existing bluff face, and would be constructed with the appearance of natural 
stone.  The purpose of the wall is to prevent further erosion of the bluff caused by ocean spray 
and rain.   
 
Staff Analysis: 
 
Zoning Compliance:  Pursuant to CMC Section 17.20.190 (Shoreline Protection); Shoreline 
protective structures may be permitted only when the review authority determines that the 
structure is: 

1. Necessary to protect existing structures, coastal-dependent uses, public beaches, public 
access and beach facilities in danger of erosion; 

2. The least environmentally damaging feasible alternative; 
3. Designed to successfully eliminate or mitigate adverse impacts on local shoreline and 

sand supply; 
4. Designed to avoid significant intertidal or subtidal areas; 
5. Designed to avoid, or minimize if avoidance is infeasible, impacts on beach access; and 
6. Designed to respect natural landforms and minimize visual impact to the extent 

possible, through means including the use of structures, colors and materials that are 
visually compatible to those already established. 

 
Additionally, CMC Section 17.20.190 includes requirements to ensure proper maintenance and 
inspection of any shoreline protection.  Staff has included recommended conditions (#26-#30) 
to address these requirements.  
 
In staff’s opinion, the proposed retaining wall is necessary to protect the subject historic 
property and is designed to minimize visual and environmental impacts to the surrounding 
areas.  A Geological and Geotechnical Engineering Investigation was completed for the project 
by Haro, Kasunich and Associates, Inc in September 2014 and found that although the exposed 
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volcanic bedrock surrounding the house is relatively hard, it has been weakened by naturally 
occurring weathering, joints, and fractures.  The project engineers determined that the 
construction of the retaining wall will stabilize the existing bluff face and help to preserve the 
north side of the property.  
 
Historic Evaluation Summary:  A determination of consistency with the Secretary of the Interior 
Standards for the Treatment of Historic Properties was granted by the Historic Resources Board 
on January 19, 2016.  The Historic Resources Board took into consideration the appearance of 
the seawall and accepted the project subject to the following conditions: 
 

1) All drainage should remain behind the wall, with no seep holes protruding through the 
wall. 

2) The wall shall be built with a natural and integrated appearance to the existing rock, 
without a shelf or stepped appearance. 

3) Prior to the issuance of a building permit, staff shall review the color and texture 
specifications of the artificial rock to confirm a natural appearance and differentiation 

 
These requirements have been included in the conditions of approval for this project.  
 
Archaeological Analysis: The subject residence and surrounding lands are located within the 
City of Carmel Archaeological Significance Overlay zone.  An Archaeological Review of the 
retaining wall was completed by BASIN Research Associates on October 21, 2015, and found 
that sediment with a very low density of Red Abalone shell fragments are present within the 
footprint of the proposed retaining wall.  This sediment may represent prehistoric midden 
(culturally affected soil) associated with the archaeological site that was destroyed during the 
construction of the residence in the early 1950s.  The report notes that the sediment along the 
bluff appears to lack cultural integrity and significant prehistoric archaeological materials.  The 
Archaeologist recommended the following three conditions: 

1) The project proponent shall note on any plans that require ground disturbing excavation 
that there is a potential for exposing buried cultural resources including prehistoric 
Native American burials.  

2) The project proponent shall retain a Professional Archaeologist to provide pre-
construction briefing(s) to supervisory personnel of any excavation contractor to alert 
them to the possibility of exposing significant prehistoric archaeological resources 
within the project area.  The briefing shall discuss any archaeological objects that could 
be exposed, the need to stop excavation at the discovery, and the procedures to follow 
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regarding discovery protection and notification of the project proponent and 
archaeological team.  An “Alert Sheet” shall be posted in conspicuous locations at the 
project location to alert personnel to the procedures and protocols to follow for the 
discovery of potentially significant prehistoric archaeological resources. 

3) The project proponent shall retain a Professional Archaeological on an “on-call” basis 
during ground disturbing construction for the project to review, identify, and evaluate 
cultural resources that may be inadvertently exposed during construction.  The 
archaeologist shall review and evaluate any discoveries to determine if they are historic 
resource(s) and/or unique archaeological resources under the California Environmental  
Quality Act (CEQA).  

 
Environmental Review:  An environmental Initial Study (IS) was prepared to evaluate the 
potential for the project to result in environmental impacts.  The IS concluded that there was a 
potential for environmental effects, but that these could all be reduced to “less-than-
significant” levels through the implementation of specific mitigation measures.  Based on this 
conclusion, a draft Mitigated Negative Declaration (MND) was prepared for the project.  
Adoption of the MND by the Planning Commission and approval of the Design Study will 
complete the environmental review process.  The draft IS and proposed MND will be circulated 
from March 10, 2016 to April 9, 2016 (30 days) and as of April 4, 2016, no comments were 
received.  The final MND proposed for adoption is included as Attachment E, and the complete 
IS/MND is available for review (including all technical reports) upon request or at the 
Community Planning and Building Department. 
 
ATTACHMENTS: 

• Attachment A – Conditions of Approval 
• Attachment B – Site Photographs 
• Attachment C – Mitigated Negative Declaration (Initial Study will be provided 

electronically to Commission) 
• Attachment D – California Coastal Conservancy Letter 
• Attachment E – Project Plans 
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Attachment B – Site Photographs 
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Attachment B – Site Photographs 

 

 

Rendering of proposed wall 
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Attachment C – Conditions of Approval 
 
DS 15-158 (Henderson) 
April 13, 2016 
Conditions of Approval 
Page 1 
 

 
 

Conditions of Approval 
No. Standard Conditions  

1. Authorization:  This approval of Design Study (DS 14-158) authorizes the 
installation of a 63-foot long bluff-top retaining wall along the northern 
boundary of the property, overlooking the southern edge of Carmel Beach.  The 
wall is proposed to range between 7 feet and 8 feet in height, with the top of 
the wall approximately 16 feet above the existing grade of the beach. 

✔ 

2. The project shall be constructed in conformance with all requirements of the 
local R-1 zoning ordinances.  All adopted building and fire codes shall be 
adhered to in preparing the working drawings. If any codes or ordinances 
require design elements to be changed, or if any other changes are requested at 
the time such plans are submitted, such changes may require additional 
environmental review and subsequent approval by the Planning Commission. 

✔ 

3. This approval shall be valid for a period of one year from the date of action 
unless an active building permit has been issued and maintained for the 
proposed construction. 

✔ 

4. All new landscaping, if proposed, shall be shown on a landscape plan and shall 
be submitted to the Department of Community Planning and Building and to the 
City Forester prior to the issuance of a building permit.  The landscape plan will 
be reviewed for compliance with the landscaping standards contained in the 
Zoning Code, including the following requirements: 1) all new landscaping shall 
be 75% drought-tolerant; 2) landscaped areas shall be irrigated by a 
drip/sprinkler system set on a timer; and 3) the project shall meet the City’s 
recommended tree density standards, unless otherwise approved by the City 
based on site conditions.  The landscaping plan shall show where new trees will 
be planted when new trees are required to be planted by the Forest and Beach 
Commission or the Planning Commission.  

✔ 

5. Trees on the site shall only be removed upon the approval of the City Forester or 
Forest and Beach Commission as appropriate; and all remaining trees shall be 
protected during construction by methods approved by the City Forester. 

✔ 

6. All foundations within 15 feet of significant trees shall be excavated by hand.  If 
any tree roots larger than two inches (2”) are encountered during construction, 
the City Forester shall be contacted before cutting the roots.  The City Forester 
may require the roots to be bridged or may authorize the roots to be cut.  If 
roots larger than two inches (2”) in diameter are cut without prior City Forester 

✔ 
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approval or any significant tree is endangered as a result of construction activity, 
the building permit will be suspended and all work stopped until an investigation 
by the City Forester has been completed.  Twelve inches (12”) of mulch shall be 
evenly spread inside the dripline of all trees prior to the issuance of a building 
permit. 

7. The applicant shall submit in writing to the Community Planning and Building 
staff any proposed changes to the approved project plans prior to incorporating 
changes on the site.  If the applicant changes the project without first obtaining 
City approval, the applicant will be required to either: a) submit the change in 
writing and cease all work on the project until either the Planning Commission 
or staff has approved the change; or b) eliminate the change and submit the 
proposed change in writing for review. The project will be reviewed for its 
compliance to the approved plans prior to final inspection. 

✔ 

8. The applicant agrees, at his or her sole expense, to defend, indemnify, and hold 
harmless the City, its public officials, officers, employees, and assigns, from any 
liability; and shall reimburse the City for any expense incurred, resulting from, or 
in connection with any project approvals.  This includes any appeal, claim, suit, 
or other legal proceeding, to attack, set aside, void, or annul any project 
approval.  The City shall promptly notify the applicant of any legal proceeding, 
and shall cooperate fully in the defense.  The City may, at its sole discretion, 
participate in any such legal action, but participation shall not relieve the 
applicant of any obligation under this condition.  Should any party bring any 
legal action in connection with this project, the Superior Court of the County of 
Monterey, California, shall be the situs and have jurisdiction for the resolution of 
all such actions by the parties hereto. 

✔ 

9. The applicant shall include a storm water drainage plan with the working 
drawings that are submitted for building permit review.  The drainage plan shall 
include applicable Best Management Practices and retain all drainage on site 
through the use of semi-permeable paving materials, French drains, seepage 
pits, etc.  Excess drainage that cannot be maintained on site, may be directed 
into the City’s storm drain system after passing through a silt trap to reduce 
sediment from entering the storm drain.  Drainage shall not be directed to 
adjacent private property.  

✔ 

10a. An archaeological reconnaissance report shall be prepared by a qualified 
archaeologist or other person(s) meeting the standards of the State Office of 
Historic Preservation prior to approval of a final building permit.  The applicant 
shall adhere to any recommendations set forth in the archaeological report.  All 
new construction involving excavation shall immediately cease if materials of 
archaeological significance are discovered on the site and shall not be permitted 
to recommence until a mitigation and monitoring plan is approved by the 

✔ 
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Planning Commission.    

10b. All new construction involving excavation shall immediately cease if cultural 
resources are discovered on the site, and the applicant shall notified the 
Community Planning and Building Department within 24 hours.  Work shall not 
be permitted to recommence until such resources are properly evaluated for 
significance by a qualified archaeologist.  If the resources are determined to be 
significant, prior to resumption of work, a mitigation and monitoring plan shall 
be prepared by a qualified archaeologist and reviewed and approved by the 
Community Planning and Building Director.  In addition, if human remains are 
unearthed during excavation, no further disturbance shall occur until the County 
Coroner has made the necessary findings as to origin and distribution pursuant 
to California Public Resources Code (PRC) Section 5097.98. 

✔ 

11. Prior to Building Permit issuance, the applicant shall provide for City 
(Community Planning and Building Director in consultation with the Public 
Services and Public Safety Departments) review and approval, a truck-haul route 
and any necessary temporary traffic control measures for the grading activities. 
The applicant shall be responsible for ensuring adherence to the truck-haul 
route and implementation of any required traffic control measures. 

✔ 

12. All conditions of approval for the Planning permit(s) shall be printed on a full-
size sheet and included with the construction plan set submitted to the Building 
Safety Division.     

✔ 

Special Conditions per the Historic Resources Board approval on March 21, 2016 

13. Prior to the beginning of construction, the applicant shall convene a pre-
construction meeting to include the contractor and the City’s Project Planner to 
ensure compliance with the Secretary of the Interior’s Standards for the 
Treatment of Historic Properties. 

✔ 

14. All drainage should remain behind the wall, with no seep holes protruding 
through the wall. 

✔ 

15. The wall shall be built with a natural and integrated appearance to the existing 
rock, without a shelf or stepped appearance.  

✔ 

16. Prior to the issuance of a building permit, staff shall review the color and texture 
specifications of the artificial rock to confirm a natural appearance and 
differentiation from the existing.  

✔ 

Special Conditions per the Mitigation Monitoring Program 

17. The installation of the bluff-top retaining wall should be constructed in a manner 
to replicate the volcanic bedrock texture with undulations both vertically and 

✔ 
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horizontally.  The surface color should be blended to conform with the 
underlying bedrock formation to avoid a differentiating line at the seam 
between the wall and bedrock.  Samples of the proposed finish should be 
reviewed by City staff prior to installation. 

18. The installation of the bluff-top retaining wall should be constructed with a 
natural and integrated appearance to the existing rock, without a shelf or 
stepped appearance. The color and texture should have a natural appearance, 
however it should appear different from the existing natural rock.  Color and 
texture specifications should be reviewed by City staff prior to installation.  

✔ 

19. The project proponent shall retain a Professional Archaeologist to provide pre-
construction briefings to supervisory personnel of any excavation contract to 
alert them to the possibility of exposing significant prehistoric archaeological 
resources within the project area.  The briefing shall discuss any archaeological 
objects that could be exposed, the need to stop excavation at the discovery, and 
the procedures to follow regarding discovery protection and notification of the 
project proponent and archaeological team. An “Alert Sheet” shall be posted in 
conspicuous locations at the project location to alert personnel to the 
procedures and protocols to follow for the discovery of potentially significant 
prehistoric archaeological resources.  

✔ 

20. The project proponent shall note on any plans that require ground disturbing 
excavation that there is a potential for exposing buried cultural resources 
including prehistoric Native American burials.  

✔ 

21. The project proponent shall retain a Professional Archaeologist on an “on-call” 
basis during ground disturbing construction for the project to review, identify 
and evaluate cultural resources that may be inadvertently exposed during 
construction.  The archaeological shall review and evaluate any discoveries to 
determine if they are historic resources(s) and/or unique archaeological 
resources under the California Environmental Quality Act (CEQA).  

✔ 

22. The project Geotechnical Engineer or Engineering Geologist should observe the 
bedrock along the keyway of the proposed bluff top retaining wall after it has 
been initially excavated and make any necessary recommendation to deepen it 
if necessary to mitigate premature undermining of the wall due to localized 
wreathing or fracturing of the bedrock.  

✔ 

23. The Wing Walls at the end of the bluff top retaining wall should be embedded at 
least 6 feet laterally into the terrace deposits to stall outflanking of the wall.  The 

✔ 
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ends of the upper wall shall be configured to conform to the adjacent natural 
bluff face. 

24. A landscape and drainage plan shall be submitted to the City for review prior to 
the beginning of construction.  The landscaping shall prevent the migration of 
water behind the seawall.  Following grading, all exposed slopes should be 
planted or landscaped as soon as possible to avoid erosion.   

✔ 

25. Surface drainage should include provisions for positive gradients so that surface 
runoff is not permitted to pond adjacent to the top of the reconstructed coastal 
bluffs and seep into the seawall systems.  Surface drainage should be directed 
away from the reconstructed bluff top edge towards appropriate storm drain 
facilities where possible.  

✔ 

Special Conditions per Municipal Code Section 17.20.190 

26. Proposed bluff top development shall be designed and constructed to 
incorporate appropriate erosion control measures, in compliance with the City’s 
grading standards. 

✔ 

27. The permittee shall ensure that the condition and performance of existing 
seawalls and revetments are regularly monitored by a licensed civil engineer 
with experience in coastal structures and processes. Such monitoring evaluation 
shall at a minimum address whether any significant weathering or damage has 
occurred that would adversely impact its future performance, and identify any 
structural damage requiring repair to maintain the as-built revetment profile. 

✔ 

28. Annual monitoring reports shall be prepared by a licensed civil engineer with 
experience in coastal structures and processes and shall contain 
recommendations, if any, for necessary maintenance, repair, changes or 
modifications to the existing revetment or the bedrock benches adjacent to and 
below it. All monitoring reports shall include photos of the structures and 
surrounding areas taken during low sand elevations in the winter months. 

✔ 

29.  It is the permittee’s responsibility to maintain any shoreline armoring structures 
and all irrigation, drainage, and vegetation in a structurally sound manner and 
its approved state until such a time that the seawalls and/or revetments are 
removed or replaced. 

✔ 

30. Applicants shall submit a construction plan that identifies the specific location of 
all construction areas, all staging areas, and all construction access corridors in 
site plan view. Construction and staging zones shall be limited to the minimum 
area required to implement the approved project, and to minimize construction 

✔ 
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encroachment on the beach and intertidal areas, among other ways by using 
bluff top areas for staging and storing construction equipment and materials. 
The construction plan shall also identify the type and location of erosion 
control/water quality best management practices that will be implemented 
during construction to protect coastal water quality. 

 
 

*Acknowledgement and acceptance of conditions of approval. 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
 

Once signed, please return to the Community Planning and Building Department. 
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I. Mitigated Negative Declaration 

Mitigated Negative Declaration 

Lead Agency Name and Address 

City of Carmel-by-the-Sea 
P.O. Drawer G 
E/s Monte Verde between Ocean and 7th 
Carmel, CA  93921 

Contact Person and Phone Number 

Marc Wiener, Acting Community Planning and Building Director 
P.O. Drawer G 
E/s Monte Verde between Ocean and 7th 
Carmel, CA  93921 
mwiener@ci.carmel.ca.us 

Project Sponsor 

Wellington S. Henderson Jr. 
1325 Howard Ave, #940 
Burlingame, CA 94010 

Project Location 

The project site is located on the west side of Scenic Drive, at 26336 Scenic, in the City of Carmel-by-the 
Sea. See Figure 1 – Figure 3.  

Name of Project 

Henderson Residence Bluff-Top Retaining Wall 

File Name/Number 

Design Study 15-158 

Project Description 

The proposed project is a new 63-foot long bluff-top retaining wall along the northern boundary of the 
property, overlooking the southern edge of Carmel Beach.  The wall is proposed to range between 7 feet 
and 8 feet in height, with the top of the wall approximately 16 feet above the existing grade of the 
beach. The wall is proposed to match, to the extent feasible, the existing bluff face, and would be 
constructed with the appearance of natural stone. 

Because of the property’s close proximity to the ocean, the movement of water has eroded the bluff 
face to the extent that it appears to be an imminent threat to the entry gate and driveway of the 
residence.  Recent erosion on the lower portions of the bluff has resulted in focused ocean spray on 
specific areas supporting the bluff top driveway.  The purpose of the wall is to prevent further erosion of 
the bluff caused by ocean spray and rain.   

Physical changes to the environment include:   

• Removal of some vegetation (non-native ground covers) 
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I. Mitigated Negative Declaration 

• Construction of a 63-foot long, bluff top retaining wall with short wing-walls 

Review Period 

March 10, 2016, through 4:00 p.m. on April 9, 2016 

Comments 

The City welcomes public comment on the project and on the analysis contained in this environmental 
Initial Study.  Any individual, group, or agency wishing to make comments or ask questions related to 
the proposed project or the environmental analysis may submit them in writing to the City of Carmel-by-
the-Sea at the address listed above. The City will consider all comments received by 4:00 p.m. on April 9, 
2016.  The City also will receive oral comments at a public hearing conducted by the Planning 
Commission on April 13, 2016.  
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Figure 1 
Regional Vicinity  
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Figure 2 
Project Vicinity 
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Figure 3 
Project Location 
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Figure 4a 
Site Photograph 

Figure 4b 
Site Photograph 
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Figure 5 
Project Rendering 
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Figure 6 
Project Plans 
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I. Mitigated Negative Declaration 

Findings and Reasons 

The Initial Study identified eight potentially significant effects on the environment. However, with 
mitigation identified in this Initial Study, the proposed project will not have the potential to significantly 
degrade the environment, will have no significant impact on long-term environmental goals, will have no 
significant cumulative effect upon the environment, and will not cause substantial adverse effects on 
human beings, either directly or indirectly. 

The following reasons will support these findings: 

1. Mitigation measures have been identified to reduce potential effects to a less than significant 
level. 

2. The proposed project is consistent with the adopted goals and policies of the City of Carmel 
General Plan/Coastal Land Use Plan (LUP) and the City of Carmel Municipal Code, as well as the 
Monterey County Local Coastal Program. 

3. City staff independently reviewed the Initial Study, and this Mitigated Negative Declaration 
reflects the independent judgment of the City of Carmel-by-the-Sea. 

Proposed Mitigation Measures 

Impact: The proposed project could result in adverse effects on the visual quality of the existing rock face. 

AES-1 

The installation of the bluff-top retaining wall should be constructed in a manner to replicate the 
volcanic bedrock texture with undulations both vertically and horizontally.  The surface color 
should be blended to conform with the underlying bedrock formation to avoid a differentiating 
line at the seam between the wall and bedrock.  Samples of the proposed finish should be 
reviewed by City staff prior to installation. 

Timing/Implementation: Design Stage, Prior to issuance of a Building Permit 

Monitoring/Enforcement: City of Carmel-by-the-Sea Community Planning and Building 
Department 

AES-2 

The installation of the bluff-top retaining wall should be constructed with a natural and 
integrated appearance to the existing rock, without a shelf or stepped appearance. The color 
and texture should have a natural appearance, however it should appear different from the 
existing natural rock.  Color and texture specifications should be reviewed by City staff prior to 
installation.  

Timing/Implementation: Design Stage, Prior to issuance of a Building Permit 

Monitoring/Enforcement: City of Carmel-by-the-Sea Community Planning and Building 
Department 
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Impact: The proposed project could result in adverse effects on unknown archaeological remains during 
project construction. 

CULT-1 

The project proponent shall retain a Professional Archaeologist to provide pre-construction 
briefings to supervisory personnel of any excavation contract to alert them to the possibility of 
exposing significant prehistoric archaeological resources within the project area.  The briefing 
shall discuss any archaeological objects that could be exposed, the need to stop excavation at 
the discovery, and the procedures to follow regarding discovery protection and notification of 
the project proponent and archaeological team. An “Alert Sheet” shall be posted in conspicuous 
locations at the project location to alert personnel to the procedures and protocols to follow for 
the discovery of potentially significant prehistoric archaeological resources.  

Timing/Implementation:  During construction 

Enforcement/Monitoring: City of Carmel-by-the-Sea Department of Community Planning and 
Building 

CULT-2 

The project proponent shall note on any plans that require ground disturbing excavation that 
there is a potential for exposing buried cultural resources including prehistoric Native American 
burials.  

Timing/Implementation:  During construction 

Enforcement/Monitoring: City of Carmel-by-the-Sea Department of Community Planning and 
Building 

CULT-3 

The project proponent shall retain a Professional Archaeologist on an “on-call” basis during 
ground disturbing construction for the project to review, identify and evaluate cultural 
resources that may be inadvertently exposed during construction.  The archaeological shall 
review and evaluate any discoveries to determine if they are historic resources(s) and/or unique 
archaeological resources under the California Environmental Quality Act (CEQA).  

Timing/Implementation:  During construction 

Enforcement/Monitoring: City of Carmel-by-the-Sea Department of Community Planning and 
Building 

Impact: The proposed project could result in adverse effects on unknown paleontological remains 
during project construction. 

CULT-4 

In the event paleontological resources are encountered or suspected during construction, the 
construction manager shall cease operation at the site of the discovery and immediately notify 
the City of Carmel-by-the-Sea Department of Community Planning and Building. A qualified 
paleontologist shall provide an evaluation of the find and prescribe mitigation measures to 
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reduce impacts to a less than significant level. In considering any suggested mitigation proposed 
by the consulting paleontologist, the City shall determine whether avoidance is necessary and 
feasible in light of factors such as the nature of the find, project design, costs, and other 
considerations. If avoidance is unnecessary or infeasible, other appropriate measures (e.g., data 
recovery) shall be instituted. Work may proceed on other parts of the project site while 
mitigation for paleontological resources is carried out. 

Timing/Implementation: During construction 

Enforcement/Monitoring: City of Carmel-by-the-Sea Department of Community Planning and 
Building 
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Impact: The proposed project could result in adverse effects on the stability of the existing bedrock. 

GEO-1 

The project Geotechnical Engineer or Engineering Geologist should observe the bedrock along 
the keyway of the proposed bluff top retaining wall after it has been initially excavated and 
make any necessary recommendation to deep it if necessary to mitigate premature undermining 
of the wall due to localized wreathing or fracturing of the bedrock.  

Timing/Implementation: During construction 

Enforcement/Monitoring: City of Carmel-by-the-Sea Department of Community Planning and 
Building 

GEO-2 

The Wing Walls at the end of the bluff top retaining wall should be embedded at least 6 feet 
laterally into the terrace deposits to stall outflanking of the wall.  The ends of the upper wall 
shall be configured to conform to the adjacent natural bluff face. 

Timing/Implementation: Prior to Issuance of Building Permit 

Enforcement/Monitoring: City of Carmel-by-the-Sea Department of Community Planning and 
Building 

GEO-3 

A landscape and drainage plan shall be submitted to the City Forester for review prior to the 
beginning of construction.  The landscaping shall prevent the migration of water behind the 
seawall.  Following grading, all exposed slopes should be planted or landscaped as soon as 
possible to avoid erosion.   

Timing/Implementation: Prior to and during construction 

Enforcement/Monitoring: City of Carmel-by-the-Sea Department of Community Planning and 
Building 

GEO-4 

Surface drainage should include provisions for positive gradients so that surface runoff is not 
permitted to pond adjacent to the top of the reconstructed coastal bluffs and seep into the 
seawall systems.  Surface drainage should be directed away from the reconstructed bluff top 
edge towards appropriate storm drain facilities where possible.  

Timing/Implementation: During construction 

Enforcement/Monitoring: City of Carmel-by-the-Sea Department of Community Planning and 
Building 
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                                                             CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

April 13, 2016 

 

To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Interim Community Planning and Building Director 

Submitted by: Matthew Sundt, Contract Planner 

Subject:  Consideration of a Final Design Study (DS 15-217), Coastal Development 

Permit, and Variance (VA 16-070) applications for the demolition of 

existing residence and construction of new residence located in the 

Single-Family Residential (R-1) Zoning District, Beach and Riparian (BR) 

Zoning Districts, Archaeological Significance (AS) Overlay District, and in 

the Appeal Jurisdiction/Beach Overlay (AB) Overlay Districts.   

 

 

Recommendation: 

 
Accept the Final Design Study (DS 15-217) and Variance (VA 16-070) applications subject to the 

attached findings and conditions. 

  

Application: DS 15-217 (Chadwick) APN: 010-312-026  

Block:  C2 Lot(s): 10 & 11 

Location: Scenic Road, 2 NW of 8th  

Applicant:  Eric Miller Architects, AIA Property Owner: Chadwick Living Trust 

 

Background and Project Description:  

 
The Planning Commission conducted a concept review of this project on December 16, 2015 

and on March 9, 2016.  At the March 9 hearing, the Planning Commission made a motion to 

accept the design with a request that the applicant revise the design to eliminate the second 

floor south-facing bedroom window and redesign the front entry.  The applicant has revised the 

plans to reflect the Planning Commission’s request.  

 

The project site is a 4,000-sf interior parcel located on Scenic Road two parcels northwest of 8th 

Avenue.  The subject property is currently developed with a 2,089-sf two-story single-family 

residence.  A Determination of Historic Ineligibility for the residence was issued by the Planning 
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Department on February 28, 2015, herein included by reference.  The property file indicates 

that the original residence was a post/adobe built in 1949.  The residence has undergone 

several modifications over the years, including substantial additions in 1956 and 1981.     

 

The project site is located within the Beach and Riparian (BR) and Archaeological Significance 

(AS) Overlay Districts, which restricts height to 18-ft, and requires the preparation of an 

archaeological report.  As required for all developments in the areas of Archaeological 

Significance, an archaeological report has been prepared and concludes there are no issues of 

concern, except that in the case that archaeological resources, or human remains are found, or 

uncovered during construction, work must be halted within 50 meters (+160 feet) until it can be 

evaluated by a qualified professional archaeologist.        

 

The applicant has submitted plans to demolish the existing residence and remove all hardscape 

and construct a new 2,072-sf, two-story single-family residence consisting of a 440-sq-ft 

basement/garage at sub-grade, 971-sf on the ground level, 517-sf on the second level, and a 

144-sf footprint for the elevator and stairwell.  The basement includes a crawl space, a one-car 

garage space (accessed by a car-lift), a mechanical room, storage room, and two bedrooms with 

full bathrooms.  The proposed project qualifies for 434-sf of bonus floor area.  The sub grade 

living area consists of two bedrooms, each with its own bathroom and exterior door to a below 

grade patio on the west side of the property.  The basement is accessible via an interior 

stairwell and elevator.   

 

The proposed project includes the following major components: 

  

1. Demolition of the existing residence and attached garage; 

2. site clearance, excavation and grading; 

3. import engineered soils and materials; 

4. backyard deck with fire pit; 

5. new fencing on north, east and south sides; 

6. two wood-burning fireplaces with chimneys/one gas fireplace;  

7. stone trim to front entry; and 

8. steel windows with stone trim and sill.   
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PROJECT DATA FOR A 4,006.8 SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  1802.5 sf (45.0%) Total 2,089 sf (52.1%) 

   Main level 1,411 sf 

   Second floor 678 sf  

Total 2,072 sf (52%)* 

   Main level 971 sf 

   Second floor 517 sf 

   Basement 440 sf 

 Elevator and stairwell 144 sf     

Site Coverage 556.8 sf (13.9%)** 1,458.6 sf (37%) 

86.5% impermeable 

792 sf (142.4%) 

112.9% impermeable 

Trees (upper/lower) 3 Upper /1 Lower 

(recommended) 

None (one dead tree 

trunk on north side) 

0 

Ridge Height (main 

level) 

≤ 18 ft 

 

18 ft.  18 ft.  

Plate Height (ground 

level/second level)  

≤ 18 ft 

 

~9 ft./16 ft. 8 ft. 9 in./16 ft. 4 in. 

Setbacks Minimum 

Required 

Existing Proposed 

Front 15 ft 15 ft  15 ft. 

Composite Side Yard  13.25 ft (25%) 

(53-ft-wide lot) 

9 ft 13.25 ft. 

 

Minimum Side Yard 3 ft 3 ft 7.25 ft. (north side) 

6 ft. (south side) 

Rear 3 ft/15ft*** 20 – 25 ft  24 – 26 ft. (first floor) 

21 – 26 ft. (second floor) 
* Total excluded area is 434 sf 

** Allowable site coverage with bonus, if 50% of more of the site coverage is permeable. 

***  Structures in the 15 ft rear yard setback are required to be under 15 ft in height. 

 

Variance Request:  The City's Residential Design Guidelines (Section 3.0, Topography) 

encourage site plan designs that relate to and take advantage of the site's topography and 

slope and includes guidelines that address the manner in which natural grades are addressed 

and how a site is excavated for a building foundation.  A key principle is to maintain the sense 

of natural topography, balanced with the objective of minimizing the mass and scale of a 

building. 
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The rear of the property has a steep topography that is challenging to use as outdoor living 

space.  To address this issue the applicant is proposing a 364-sf stone-surfaced deck set on a 

wood support structure coated with stucco.  To facilitate this project component, the applicant 

is requesting a Variance (VA 16-070) that would allow for excess site coverage.  The allowed site 

coverage is 556 square feet but the applicant is requesting a total of 792 square feet.  The 

Commission indicated that it could support the request for a Variance from the site coverage 

standards due to the steep topography of the rear yard.  The attached Findings reflect approval 

of the Variance.   

 

Previous Hearing:  At the March 9 hearing the Planning Commission instructed that the second 

floor south side window be removed and that the front entry feature be toned down so as to 

be consistent with the Design Guideline 9.12 that states, “the use of a grand entryway, 

oversized entry door or large picture window facing the street is discouraged.”  Review of the 

revised Final plans indicates that the second-story window has been removed and the front 

entry has been reconfigured.   

 

The original entry design included limestone around the perimeter of the door and was 9 feet 

wide and 10 feet high.  The revised entry also consist of limestone around the perimeter of the 

door and is 6 feet wide and 9 feet with a cornice at the top.  In staff’s opinion, the applicant 

may not have adequately addressed the Planning Commission’s concerns regarding the grand 

entry.  The Planning Commission must determine if the new entry design meets the intent of 

Design Guideline 9.12.  Also, in the event the Planning Commission is not satisfied with the 

current entry design proposed, staff has requested the project architect to bring additional 

designs for consideration by the Planning Commission.   

 

Other Project Components: 

 

Exterior Lighting:  Municipal Code Section 15.36.070.B.1 states that all exterior lighting 

attached to the main building or any accessory building shall be no higher than 10 feet above 

the ground and shall not exceed 25 watts (incandescent equivalent; i.e., approximately 375 

lumens) in power per fixture.  Landscape lighting shall not exceed 18 inches above the ground 

nor more than 15 watts (incandescent equivalent; i.e., approximately 225 lumens) per fixture.  

 

The location of the proposed light fixtures affixed to the residence are depicted on the 

elevations included on Sheet A-2.1 of the plan set, and the lighting details are included on Sheet 

A-7.1.  The applicant is proposing incandescent up to 25 watts, or LED bulbs not to exceed the 

incandescent equivalent of 375 lumens.   The applicant is proposing a total of three lights on 

the main floor and one on the second floor.  Of the three fixtures on the main floor, only one of 
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these fixtures is facing the east elevation (facing Scenic Drive) and is set above the garage 

within the 10-foot vertical height limit.  One recessed light will be installed above the front door 

on the east elevation.   

 

Although the lighting is not down cast, the 25 watt limitation combined with the heavy seeded 

glass will be sufficient to diminish light intrusion into the front yard and public space.  Staff 

supports the proposed fixtures and notes that they comply with City requirements. 

 

In regard to landscape lighting, the applicant is proposing light fixtures as shown on Sheet L-3.   

However, the landscape plans on Sheet L-2 do not show where these fixtures will be located.  

Therefore, a condition is prescribed whereby the applicant will work with City staff to fix the 

location of these fixtures. 

 

Fences:  Except for the north side, front yard fence, the property’s existing fencing will be 

removed and replaced as shown on Sheet A-1.2.  Fencing will be grape stake on both sides of a 

structural support.  Fencing on the south (side yard) and west (rear yard) side will be replaced 

with the grape stake not to exceed 6 feet (4 feet within 15 feet of the east (front) property 

boundary).  Fencing at the front of the house on the east side fronting Scenic Road will be a 

solid 4-foot high grape-stake fence. 

 

Environmental Review:  The proposed project is categorically exempt from CEQA requirements, 

pursuant to Section 15303 (Class 3) – New Construction or Conversion of Small Units.  An 

existing, non-historically significant single-family residence with garage will be demolished and 

replaced by a new residence, and therefore qualifies for a Class 3 Exemption.  The proposed 

residence does not present any unusual circumstances that would result in a potentially 

significant environmental impact.     

 

ATTACHMENTS: 

 

 Attachment A - Findings for Approval  

 Attachment B – Conditions of Approval 

 Attachment C – Project Plans 
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FINDINGS REQUIRED FOR DESIGN STUDY APPROVAL (CMC 17.64.8 and LUP Policy P1-45)  For 
each of the required Design Study findings listed below, staff has indicated whether the submitted 
plans support adoption of the findings.  For all findings checked "no," the staff report discusses 
the issues to facilitate the Planning Commission decision-making.  Findings checked "yes" may or 
may not be discussed in the report depending on the issues. 

MUNICIPAL CODE FINDING YES NO 

1.  The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

✔  

2.  The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design.  The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

✔  

3.  The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character, yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

✔  

4.  The project is adapted to human scale in the height of its roof, plate lines, eave 
lines, building forms, and in the size of windows doors and entryways.  The 
development is similar in size, scale, and form to buildings on the immediate block 
and neighborhood.  Its height is compatible with its site and surrounding 
development and will not present excess mass or bulk to the public or to adjoining 
properties.  Mass of the building relates to the context of other homes in the 
vicinity. 

✔  

5.  The project is consistent with the City’s objectives for public and private views 
and will retain a reasonable amount of solar access for neighboring sites.  Through 
the placement, location and size of windows, doors and balconies the design 
respects the rights to reasonable privacy on adjoining sites.   

✔  

6.  The design concept is consistent with the goals, objectives and policies related to 
residential design in the general plan.   

✔  

7.  The development does not require removal of any significant trees unless 
necessary to provide a viable economic use of the property or protect public health 
and safety.  All buildings are setback a minimum of 6 feet from significant trees. 

✔  

8.  The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 

✔  
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complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites. 

9.  The proposed exterior materials and their application rely on natural materials 
and the overall design will as to the variety and diversity along the streetscape. 

✔  

10.  Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood.  

✔  

11.  Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way.  The design will reinforce a sense of visual 
continuity along the street.  

✔  

12.  Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.    

✔  

VARIANCE FINDINGS (CMC 17.64.210) 
 

YES NO 

1.  That due to special physical circumstances applicable to the property, the strict 
application of the Zoning Ordinance will deprive the property owner of privileges 
enjoyed by other properties in the vicinity which were developed under  
the same limitations of the Zoning Ordinance; 

✔  

2.  That the variance will not constitute a grant of special privilege inconsistent with 
limitations on other property in the vicinity and within the same zone; ✔  

3.  That the variance will not be detrimental to adjacent property or injurious to 
public health, safety or welfare; ✔  

4.  That the condition or situation of the property for which the variance is sought is 
not so general or recurrent in nature as to make reasonable or practical the 
formulation of a general regulation to address such condition or situation; 

✔  

5.  That the situation or condition for which the variance is sought was not the result 
of actions of the existing or any prior owner of the property; and ✔  

6.  That granting the variance will not be in conflict with the General Plan, or the 
general zoning objectives of the district within which the affected property lies. 
(Ord. 2004-02 § 1, 2004; Ord. 2004-01 § 1, 2004). 

✔  

COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1): 
 

YES NO 

1.  Local Coastal Program Consistency:  The project conforms with the certified Local 
Coastal Program of the City of Carmel-by-the Sea. 

✔  

2.  Public access policy consistency:  The project is not located between the first 
public road and the sea, and therefore, no review is required for potential public 
access.   

✔  
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Once signed, please return to the Community Planning and Building Department. 

 

 

 
Conditions of Approval 

 

No. Standard Conditions  

1. Authorization:  This approval of Design Study (DS 15-217) authorizes the 
applicant to demolish the existing residence and remove all hardscape and 
construct a new 2,072-sf, two-story single-family residence consisting of a 440-
sq-ft basement/garage at sub-grade, 971-sf on the ground level, 517-sf on the 
second level, and a 144-sf footprint for the elevator and stairwell (not changed 
from previous).  The basement includes a crawl space, a one-car garage space 
(accessed by a car-lift), a mechanical room, storage room, and two bedrooms 
with full bathrooms.  Finish materials include stucco, metal railings, clay tile 
roofing, unclad wood windows and doors, and new fencing.  Fencing will include 
a four-foot high grape-stake fence with spaced pickets in the front yard setback 
area and a solid six-foot high solid fencing elsewhere.  Section of fencing on the 
north boundary line in the front yard set back area is proposed to remain.  

✔ 

2. The project shall be constructed in conformance with all requirements of the 
local R-1 zoning ordinances.  All adopted building and fire codes shall be 
adhered to in preparing the working drawings. If any codes or ordinances 
require design elements to be changed, or if any other changes are requested at 
the time such plans are submitted, such changes may require additional 
environmental review and subsequent approval by the Planning Commission. 

✔ 

3. This approval shall be valid for a period of one year from the date of action 
unless an active building permit has been issued and maintained for the 
proposed construction. 

✔ 

4. All new landscaping, if proposed, shall be shown on a landscape plan and shall 
be submitted to the Department of Community Planning and Building and to the 
City Forester prior to the issuance of a building permit.  The landscape plan will 
be reviewed for compliance with the landscaping standards contained in the 
Zoning Code, including the following requirements: 1) all new landscaping shall 
be 75% drought-tolerant; 2) landscaped areas shall be irrigated by a 
drip/sprinkler system set on a timer; and 3) the project shall meet the City’s 
recommended tree density standards, unless otherwise approved by the City 
based on site conditions.  The landscaping plan shall show where new trees will 
be planted when new trees are required to be planted by the Forest and Beach 
Commission or the Planning Commission.  

 

✔ 
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5. Trees on the site shall only be removed upon the approval of the City Forester or 
Forest and Beach Commission as appropriate; and all remaining trees shall be 
protected during construction by methods approved by the City Forester. 

✔ 

6. All foundations within 15 feet of significant trees shall be excavated by hand.  If 
any tree roots larger than two inches (2”) are encountered during construction, 
the City Forester shall be contacted before cutting the roots.  The City Forester 
may require the roots to be bridged or may authorize the roots to be cut.  If 
roots larger than two inches (2”) in diameter are cut without prior City Forester 
approval or any significant tree is endangered as a result of construction activity, 
the building permit will be suspended and all work stopped until an investigation 
by the City Forester has been completed.  Twelve inches (12”) of mulch shall be 
evenly spread inside the dripline of all trees prior to the issuance of a building 
permit. 

✔ 

7. Approval of this application does not permit an increase in water use on the 
project site. Should the Monterey Peninsula Water Management District 
determine that the use would result in an increase in water beyond the 
maximum units allowed on a 4,000-square foot parcel, this permit will be 
scheduled for reconsideration and the appropriate findings will be prepared for 
review and adoption by the Planning Commission. 

✔ 

8. The applicant shall submit in writing to the Community Planning and Building 
staff any proposed changes to the approved project plans prior to incorporating 
changes on the site.  If the applicant changes the project without first obtaining 
City approval, the applicant will be required to either: a) submit the change in 
writing and cease all work on the project until either the Planning Commission 
or staff has approved the change; or b) eliminate the change and submit the 
proposed change in writing for review. The project will be reviewed for its 
compliance to the approved plans prior to final inspection. 

✔ 

9. Exterior lighting shall be limited to 25 watts or less (incandescent equivalent, 
i.e., 375 lumens) per fixture and shall be no higher than 10 feet above the 
ground.  Landscape lighting shall be limited to 15 watts (incandescent 
equivalent, i.e., 225 lumens) or less per fixture and shall not exceed 18 inches 
above the ground.   

✔ 

10. All skylights shall use non-reflective glass to minimize the amount of light and 
glare visible from adjoining properties. The applicant shall install skylights with 
flashing that matches the roof color, or shall paint the skylight flashing to match 
the roof color. 

NA 

11. The Carmel stone façade shall be installed in a broken course/random or similar 
masonry pattern.  Setting the stones vertically on their face in a cobweb pattern 
shall not be permitted.  Prior to the full installation of stone during construction, 

✔ 

167



DS 15-217 (Chadwick) 
April 13, 2016 
Conditions of Approval 
Page 3 

 

the applicant shall install a 10-square foot section on the building to be reviewed 
by planning staff on site to ensure conformity with City standards.   

12. The applicant shall install unclad wood framed windows.  Windows that have 
been approved with divided lights shall be constructed with fixed wooden 
mullions.  Any window pane dividers, which are snap-in, or otherwise 
superficially applied, are not permitted. 

✔ 

13. The applicant agrees, at his or her sole expense, to defend, indemnify, and hold 
harmless the City, its public officials, officers, employees, and assigns, from any 
liability; and shall reimburse the City for any expense incurred, resulting from, or 
in connection with any project approvals.  This includes any appeal, claim, suit, 
or other legal proceeding, to attack, set aside, void, or annul any project 
approval.  The City shall promptly notify the applicant of any legal proceeding, 
and shall cooperate fully in the defense.  The City may, at its sole discretion, 
participate in any such legal action, but participation shall not relieve the 
applicant of any obligation under this condition.  Should any party bring any 
legal action in connection with this project, the Superior Court of the County of 
Monterey, California, shall be the situs and have jurisdiction for the resolution of 
all such actions by the parties hereto. 

✔ 

14. The driveway material shall extend beyond the property line into the public right 
of way as needed to connect to the paved street edge.  A minimal asphalt 
connection at the street edge may be required by the Superintendent of Streets 
or the Building Official, depending on site conditions, to accommodate the 
drainage flow line of the street. 

✔ 

15. This project is subject to a volume study. ✔ 

16. Approval of this Design Study shall be valid only with approval of a Variance. ✔ 

17. A hazardous materials waste survey shall be required in conformance with the 
Monterey Bay Unified Air Pollution Control District prior to issuance of a 
demolition permit. 

✔ 

18. The applicant shall include a storm water drainage plan with the working 
drawings that are submitted for building permit review.  The drainage plan shall 
include applicable Best Management Practices and retain all drainage on site 
through the use of semi-permeable paving materials, French drains, seepage 
pits, etc.  Excess drainage that cannot be maintained on site, may be directed 
into the City’s storm drain system after passing through a silt trap to reduce 
sediment from entering the storm drain.  Drainage shall not be directed to 
adjacent private property.  

✔ 

19a. An archaeological reconnaissance report shall be prepared by a qualified 
archaeologist or other person(s) meeting the standards of the State Office of 
Historic Preservation prior to approval of a final building permit.  The applicant 

✔ 
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shall adhere to any recommendations set forth in the archaeological report.  All 
new construction involving excavation shall immediately cease if materials of 
archaeological significance are discovered on the site and shall not be permitted 
to recommence until a mitigation and monitoring plan is approved by the 
Planning Commission.    

19b. All new construction involving excavation shall immediately cease if cultural 
resources are discovered on the site, and the applicant shall notified the 
Community Planning and Building Department within 24 hours.  Work shall not 
be permitted to recommence until such resources are properly evaluated for 
significance by a qualified archaeologist.  If the resources are determined to be 
significant, prior to resumption of work, a mitigation and monitoring plan shall 
be prepared by a qualified archaeologist and reviewed and approved by the 
Community Planning and Building Director.  In addition, if human remains are 
unearthed during excavation, no further disturbance shall occur until the County 
Coroner has made the necessary findings as to origin and distribution pursuant 
to California Public Resources Code (PRC) Section 5097.98. 

✔ 

20. Prior to Building Permit issuance, the applicant shall provide for City 
(Community Planning and Building Director in consultation with the Public 
Services and Public Safety Departments) review and approval, a truck-haul route 
and any necessary temporary traffic control measures for the grading activities. 
The applicant shall be responsible for ensuring adherence to the truck-haul 
route and implementation of any required traffic control measures. 

✔ 

21. All conditions of approval for the Planning permit(s) shall be printed on a full-
size sheet and included with the construction plan set submitted to the Building 
Safety Division.     

✔ 

 Special Conditions  

22. The applicant shall plant TWO lower-canopy trees from the City’s recommended 
tree list, and shall indicate the size species and locations on the required 
landscape plan prior to Final Design Study approval.  Location will be based on 
City Forester review and approval based on discussion with neighbor to the East. 

✔ 

23. The applicant shall work with City staff to fix locations of the proposed 
landscape lighting. 

✔ 

 
*Acknowledgement and acceptance of conditions of approval. 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
Once signed, please return to the Community Planning and Building Department. 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

April 13, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Acting Community Planning and Building Director 

Submitted by: Ashley Hobson, Contract Planner 

Subject:  Consideration of a Combined Concept and Final Design Study (DS 15-106) 
and associated Coastal Development Permit for additions and alterations to a 
historic single-family residence located in the Single-Family Residential (R-1) 
Zoning District. 1 

 
 
Recommendation: 
 
Accept the Concept Design Study (DS 15-414) subject to the attached findings and 
recommendations/draft conditions. 
 
Application: DS 15-414 APN: 010-176-016 
Block:  146 Lot: 3, 5, & pt. 7 
Location: Monte Verde Street, 2 SW of 13th St.   
Applicant:  Manuel Guerrero, Architect  
Property Owner:  Shahin Sharifzadeh & Sheriene Sadaati 
 
Background and Project Description:  
 
The project site is an 8000 square foot lot located on Monte Verde, two parcels southwest of 13th 
Street. The property is developed with a 1,664-square foot two-level residence consisting of a 
1,403-square foot residence and a 230-square foot detached garage. The property is included on 
the City’s Inventory of Historic Resources and A Determination of Consistency with the Secretary of 
the Interior’s Standards was granted for the project by the Historic Resources Board on March 21, 

1 Based on the CMC 17.58.040.B.2.a (Step Three: Final Details Review), for projects involving additions or alterations to 
historic resources or limited changes to non-historic structures, the Director may authorize concept review and final 
details review to occur at the same meeting.  Staff has determined that the limited changes to the structure justify 
combining the concept review and final details review. 
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2016. The HRB’s determination took into consideration the appropriateness of the mass and scale 
of the proposed design concept in keeping with the defining features of the historic resource.  
 
The applicant is proposing to add 1,009 square feet including 316 square feet on the 1st level and 
693 square feet on the 2nd level.  The project consists of the following components: (1) the addition 
of a gable-roofed, one story family room off the south facing façade, (2) a small extension of a 
portion of the west side-elevation to enlarge an existing bedroom, (3) a small extension and height 
increase of the existing two-story element to provide a second story master bedroom, (4) the 
enlargements of the existing French doors on the rear (North) elevation to better access the 
garden, and (5) six new skylights on the gabled roof on the north side of the property to create a 
solarium.  The new addition is proposed to have horizontal wood siding with detached rooflines to 
appear differentiated from the historic house. 
 
Staff has scheduled this application for both conceptual review and final review details due to the 
limited exterior changes and expansion in the building footprint.  If the Commission has concerns 
that cannot be addressed at one meeting it may continue the application with a request for 
changes.   
 

PROJECT DATA FOR THE 5,700-SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  2,960 sf 1,664 sf 2,673 sf 

Site Coverage 750 sf  827 sf (15%) 639 sf (11%) 

Trees (upper/lower) 3/1 trees  6/7 trees 6/7 trees 

Ridge Height (1st/2nd) First Floor: 18 ft 

Second Floor: 24 ft 

First Floor: 11 ft 1 in 

Second Floor: 14 ft 10 in 

First Floor: 11 ft 

Second Floor: 18 ft 8 in 

Plate Height (1st/2nd) First Floor: 12 ft 

Second Floor: 18 ft 

First Floor: 6 ft 10 in 

Second Floor: 11 ft 1 in 

First Floor: 6 ft 10 in 

Second Floor: 15 ft 

Setbacks Minimum Required Existing Proposed 

Front  15 ft. 29 ft 5 in 29 ft 5 in 

Composite Side Yard  20 ft. (25%) 44 ft  30 ft 

Minimum Side Yard  North Side: 3 ft 

South Side: 3 ft 

North Side: 12 ft 6 in 

South Side: 31 ft 

North Side: 8 ft 11 in 

South Side: 20 ft 1 in 

Rear 15 ft** 5 ft 1 in 5  ft 1 in 

*The rear setback is 3 feet for structures less than 15-feet in height.  
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Staff analysis:  
 
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a forested 
image on the site” and for new construction to be at least six feet from significant trees.   
 
The site contains fourteen trees, all of which are classified as significant.  The project proposal does 
not include the removal of any trees, however the applicant is proposing to trim a large Oak Tree 
on the North side of the property.  Staff has included a condition requiring the application to obtain 
a tree trimming permit from the City Forester prior to the issuance of a Building Permit.  
 
Privacy & Views:  Residential Design Guidelines 5.1 through 5.3 state that “designs should preserve 
reasonable solar access to neighboring parcel;” “maintain privacy of indoor and outdoor spaces in a 
neighborhood;” and “maintain view opportunities.” 
 
Staff has not identified any view or privacy impacts that would be created by the addition.  The 
proposed second story addition would be located on the northwest corner of the property, behind 
the detached garage and a large oak tree.  The large window on the east facing elevation of the 
second story will mostly be shielded by the existing Oak tree and therefore is not anticipated to 
create any significant privacy impacts to the adjacent neighbors.  Additionally, the ridge height of 
the second story addition is proposed to be raised 3 feet 10 inches, and therefore is not anticipated 
to create any significant view impacts.  
 
Mass & Bulk:  Residential Design Guidelines 7.1 through 7.6 encourage a building’s mass to relate 
“to the context of other homes nearby” and to “minimize the mass of a building as seen from the 
public way or adjacent properties.”  Further, these guidelines state that “a building should relate to 
a human scale in its basic forms.”   
 
The proposed two-story master bedroom addition would be located at the rear of the home and 
would not have a significant impact on the mass and bulk viewed from the street.  As noted 
previously, the two story mass is set far back from the street, and is screened by the existing 
detached garage and Oak tree.  Additionally, the applicant has worked with staff to reduce the 
height of the second story addition to minimize the bulk of the two-story mass.   
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Building & Roof Form:  Residential Design Guidelines 8.1 through 8.3 state that "Shallow to 
moderately pitched roofs are appropriate on one-story buildings.  More steeply pitched roof with 
low plate lines can be used on two-story buildings."  The Guidelines emphasize using  
“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines, 
which should “avoid complex forms.”  
 
The existing residence has a 7:12 hipped roof, with two flat roof portions on the North side.  The 
applicant is proposing a 7:12 hipped roof to match the existing on the first story TV room addition.  
The second story portion is proposed to have a 7:12 hipped roof on the East side and a flat roof 
portion on the west side.  In staff’s opinion, the proposed additions are compatible with the design 
of the existing residence and would not create an overly complicated appearance.   
 
Historic Review: The existing residence, known as the “F.A. Collman House”, is a Western Ranch 
Style residence designed and constructed in 1907 as a one-room beach house by John Galen 
Howard.  In 1918, the house was expanded by the Howard family to incorporate a bedroom, dining 
room, kitchen and bathroom.  It was later altered in 1926 by Dene Denney and Hazel Watrous (two 
of the first female contractors in Carmel) and again in 1936 by Hugh Comstock.  A two-story 
addition on the west-side was constructed in 1950 and the detached garage was constructed in 
1962.   
 
The Historic Resources Board reviewed the project on March 21, 2016 and issued A Determination 
of Consistency with the Secretary of the Interior’s Standard subject to the following conditions: 

1) Measured drawings and photo-documentation of the existing south-facing façade shall be 
prepared and submitted to the City to include in the historical record. 

2) In order to ensure that the essential form and integrity of the historic property is retained, 
the work shall reuse, to the extent feasible, any available historic building material, and 
where necessary, match required replacement features in kind 

3) Prior to the beginning of construction, the applicant shall convene a pre-construction 
meeting to include the contractor and the City’s Project Planner to ensure compliance with 
the Secretary of the Interior’s Standards for the Treatment of Historic Properties. 

4) The applicant shall work with staff to determine an appropriate differentiation method 
between the new west bedroom addition and the existing historic walls. 

5) No historic fabric (including windows) shall be reused in any new portions of the house.   
 
Conditions #1, #2, and #5 have already been met by the applicant, and therefore only conditions #3 
and #4 are included in the recommended Conditions of Approval included as Attachment C.  
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Finish Materials: The existing finish materials include board and batten wood siding with both 
wood and asphalt shingle roofing.  The residence has all wood windows and doors, with a large off-
set bay window on the south elevation.  The applicant is proposing to maintain all existing siding 
and add horizontal wood siding on both the second story and the TV room addition to differentiate 
between the new and the original.  The Historic Resources Board expressed that there would need 
to be differentiation between the siding of the small first story addition at the rear of the property 
and the original residence, and determined that the applicant should work with staff to determined 
an appropriate method.  Staff has recommended that the applicant use board and batten siding 
with different dimensions than the existing to ensure conformance with the Secretary of the 
Interior Standards.  All new wood windows and doors would be installed in the addition areas.   
 
Fences: The applicant is proposing to maintain all existing fencing around the site.  No additional 
fences are proposed as part of this project.  
 
Public ROW: The unimproved portion of the City Right-of-Way (ROW) between the front property 
line and edge of pavement is approximately 6 feet wide.  There are currently multiple stepping 
stones that allow access from the parking area to the front gate.  Staff has recommended a 
condition of approval that the stepping stones are removed from the City ROW.  
 
Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15301 (Class 1) – Existing Facilities.  The project includes a 582-square foot 
addition to an existing 1,209-square foot residence, and therefore qualifies for a Class 1 exemption.  
The proposed alterations to the residence do not present any unusual circumstances that would 
result in a potentially significant environmental impact. 
 
ATTACHMENTS: 
 

• Attachment A – Site Photographs 
• Attachment B – Findings for Concept Acceptance 
• Attachment C – Draft Recommendations/Conditions 
• Attachment D – Project Plans  
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FINDINGS REQUIRED FOR FINAL DESIGN STUDY APPROVAL (CMC 17.64.80 and LUP Policy P1-45) 

For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings.  For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making.  Findings checked 
"yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Finding YES NO 

1.  The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

✔  

2.  The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design.  The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

✔  

3.  The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character, yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

✔  

4.  The project is adapted to human scale in the height of its roof, plate lines, eave 
lines, building forms, and in the size of windows doors and entryways.  The 
development is similar in size, scale, and form to buildings on the immediate block 
and neighborhood.  Its height is compatible with its site and surrounding 
development and will not present excess mass or bulk to the public or to adjoining 
properties.  Mass of the building relates to the context of other homes in the 
vicinity. 

✔  

5.  The project is consistent with the City’s objectives for public and private views 
and will retain a reasonable amount of solar access for neighboring sites.  Through 
the placement, location and size of windows, doors and balconies the design 
respects the rights to reasonable privacy on adjoining sites.   

✔  

6.  The design concept is consistent with the goals, objectives and policies related to 
residential design in the general plan.   

✔  

7.  The development does not require removal of any significant trees unless 
necessary to provide a viable economic use of the property or protect public health 
and safety.  All buildings are setback a minimum of 6 feet from significant trees. 

✔  

8.  The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 
complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites. 

✔  
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9.  The proposed exterior materials and their application rely on natural materials 
and the overall design will add to the variety and diversity along the streetscape. 

✔  

10.  Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

✔  

11.  Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way.  The design will reinforce a sense of visual 
continuity along the street. 

✔  

12.  Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.    

✔  

 
 
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1): 

1.  Local Coastal Program Consistency:  The project conforms with the certified Local 
Coastal Program of the City of Carmel-by-the Sea. 

✔  

2.  Public access policy consistency:  The project is not located between the first 
public road and the sea, and therefore, no review is required for potential public 
access.   

✔  
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Conditions of Approval 
No. Standard Conditions  

1. Authorization:  This approval of Design Study (DS 15-414) authorizes alterations 
to an existing 1.404-square foot residence, subject to Planning Commission 
approval, as shown on the plans dated July 4, 2015. The project includes a total 
addition of 1,009-square feet including 316-square feet on the 1st level and 693-
square feet on the 2nd level. The project consists of the following components: 
(1) the addition of a gable-roofed, one story family room off the south facing 
façade, (2) a small extension of a portion of the west side-elevation to enlarge 
an existing bedroom, (3) a small extension and height increase of the existing 
two-story element to provide a second story master bedroom, and (4) the 
enlargements of the existing French doors on the rear (North) elevation to 
access the garden. All work shall conform to the approved plans except as 
conditioned by this permit.  

✔ 

2. The project shall be constructed in conformance with all requirements of the 
local R-1 zoning ordinances.  All adopted building and fire codes shall be 
adhered to in preparing the working drawings. If any codes or ordinances 
require design elements to be changed, or if any other changes are requested at 
the time such plans are submitted, such changes may require additional 
environmental review and subsequent approval by the Planning Commission. 

✔ 

3. This approval shall be valid for a period of one year from the date of action 
unless an active building permit has been issued and maintained for the 
proposed construction. 

✔ 

4. All new landscaping, if proposed, shall be shown on a landscape plan and shall 
be submitted to the Department of Community Planning and Building and to the 
City Forester prior to the issuance of a building permit.  The landscape plan will 
be reviewed for compliance with the landscaping standards contained in the 
Zoning Code, including the following requirements: 1) all new landscaping shall 
be 75% drought-tolerant; 2) landscaped areas shall be irrigated by a 
drip/sprinkler system set on a timer; and 3) the project shall meet the City’s 
recommended tree density standards, unless otherwise approved by the City 
based on site conditions.  The landscaping plan shall show where new trees will 
be planted when new trees are required to be planted by the Forest and Beach 
Commission or the Planning Commission.  

✔ 

5. Trees on the site shall only be removed upon the approval of the City Forester or 
Forest and Beach Commission as appropriate; and all remaining trees shall be 
protected during construction by methods approved by the City Forester. 

✔ 

6. All foundations within 15 feet of significant trees shall be excavated by hand.  If 
any tree roots larger than two inches (2”) are encountered during construction, 

✔ 
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the City Forester shall be contacted before cutting the roots.  The City Forester 
may require the roots to be bridged or may authorize the roots to be cut.  If 
roots larger than two inches (2”) in diameter are cut without prior City Forester 
approval or any significant tree is endangered as a result of construction activity, 
the building permit will be suspended and all work stopped until an investigation 
by the City Forester has been completed.  Twelve inches (12”) of mulch shall be 
evenly spread inside the dripline of all trees prior to the issuance of a building 
permit. 

7. Approval of this application does not permit an increase in water use on the 
project site. Should the Monterey Peninsula Water Management District 
determine that the use would result in an increase in water beyond the 
maximum units allowed on a 4,000-square foot parcel, this permit will be 
scheduled for reconsideration and the appropriate findings will be prepared for 
review and adoption by the Planning Commission. 

✔ 

8. The applicant shall submit in writing to the Community Planning and Building 
staff any proposed changes to the approved project plans prior to incorporating 
changes on the site.  If the applicant changes the project without first obtaining 
City approval, the applicant will be required to either: a) submit the change in 
writing and cease all work on the project until either the Planning Commission 
or staff has approved the change; or b) eliminate the change and submit the 
proposed change in writing for review. The project will be reviewed for its 
compliance to the approved plans prior to final inspection. 

✔ 

9. Exterior lighting shall be limited to 25 watts or less (incandescent equivalent, 
i.e., 375 lumens) per fixture and shall be no higher than 10 feet above the 
ground.  Landscape lighting shall be limited to 15 watts (incandescent 
equivalent, i.e., 225 lumens) or less per fixture and shall not exceed 18 inches 
above the ground.   

✔ 

10. All skylights shall use non-reflective glass to minimize the amount of light and 
glare visible from adjoining properties. The applicant shall install skylights with 
flashing that matches the roof color, or shall paint the skylight flashing to match 
the roof color. 

✔ 

11. The Carmel stone façade shall be installed in a broken course/random or similar 
masonry pattern.  Setting the stones vertically on their face in a cobweb pattern 
shall not be permitted.  Prior to the full installation of stone during construction, 
the applicant shall install a 10-square foot section on the building to be reviewed 
by planning staff on site to ensure conformity with City standards.   

N/A 

12. The applicant shall install unclad wood framed windows.  Windows that have 
been approved with divided lights shall be constructed with fixed wooden 
mullions.  Any window pane dividers, which are snap-in, or otherwise 

✔ 
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superficially applied, are not permitted. 
13. The applicant agrees, at his or her sole expense, to defend, indemnify, and hold 

harmless the City, its public officials, officers, employees, and assigns, from any 
liability; and shall reimburse the City for any expense incurred, resulting from, or 
in connection with any project approvals.  This includes any appeal, claim, suit, 
or other legal proceeding, to attack, set aside, void, or annul any project 
approval.  The City shall promptly notify the applicant of any legal proceeding, 
and shall cooperate fully in the defense.  The City may, at its sole discretion, 
participate in any such legal action, but participation shall not relieve the 
applicant of any obligation under this condition.  Should any party bring any 
legal action in connection with this project, the Superior Court of the County of 
Monterey, California, shall be the situs and have jurisdiction for the resolution of 
all such actions by the parties hereto. 

✔ 

14. The driveway material shall extend beyond the property line into the public right 
of way as needed to connect to the paved street edge.  A minimal asphalt 
connection at the street edge may be required by the Superintendent of Streets 
or the Building Official, depending on site conditions, to accommodate the 
drainage flow line of the street. 

✔ 

15. This project is subject to a volume study. ✔ 

16. Approval of this Design Study shall be valid only with approval of a Variance. N/A 

17. A hazardous materials waste survey shall be required in conformance with the 
Monterey Bay Unified Air Pollution Control District prior to issuance of a 
demolition permit. 

✔ 

18. The applicant shall include a storm water drainage plan with the working 
drawings that are submitted for building permit review.  The drainage plan shall 
include applicable Best Management Practices and retain all drainage on site 
through the use of semi-permeable paving materials, French drains, seepage 
pits, etc.  Excess drainage that cannot be maintained on site, may be directed 
into the City’s storm drain system after passing through a silt trap to reduce 
sediment from entering the storm drain.  Drainage shall not be directed to 
adjacent private property.  

✔ 

19a. An archaeological reconnaissance report shall be prepared by a qualified 
archaeologist or other person(s) meeting the standards of the State Office of 
Historic Preservation prior to approval of a final building permit.  The applicant 
shall adhere to any recommendations set forth in the archaeological report.  All 
new construction involving excavation shall immediately cease if materials of 
archaeological significance are discovered on the site and shall not be permitted 
to recommence until a mitigation and monitoring plan is approved by the 
Planning Commission.    

N/A 
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19b. All new construction involving excavation shall immediately cease if cultural 

resources are discovered on the site, and the applicant shall notified the 
Community Planning and Building Department within 24 hours.  Work shall not 
be permitted to recommence until such resources are properly evaluated for 
significance by a qualified archaeologist.  If the resources are determined to be 
significant, prior to resumption of work, a mitigation and monitoring plan shall 
be prepared by a qualified archaeologist and reviewed and approved by the 
Community Planning and Building Director.  In addition, if human remains are 
unearthed during excavation, no further disturbance shall occur until the County 
Coroner has made the necessary findings as to origin and distribution pursuant 
to California Public Resources Code (PRC) Section 5097.98. 

✔ 

20. Prior to Building Permit issuance, the applicant shall provide for City 
(Community Planning and Building Director in consultation with the Public 
Services and Public Safety Departments) review and approval, a truck-haul route 
and any necessary temporary traffic control measures for the grading activities. 
The applicant shall be responsible for ensuring adherence to the truck-haul 
route and implementation of any required traffic control measures. 

✔ 

21. All conditions of approval for the Planning permit(s) shall be printed on a full-
size sheet and included with the construction plan set submitted to the Building 
Safety Division.     

✔ 

 Special Conditions  

22. Prior to the beginning of construction, the applicant shall convene a pre-
construction meeting to include the contractor and the City’s Project Planner to 
ensure compliance with the Secretary of the Interior’s Standards for the 
Treatment of Historic Properties.  

✔ 

23. The applicant shall work with staff to determine an appropriate differentiation 
method between the new west bedroom addition and the existing historic walls.  

✔ 

 
*Acknowledgement and acceptance of conditions of approval. 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 

Once signed, please return to the Community Planning and Building Department. 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

April 13, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Acting Community Planning and Building Director 

Submitted by: Ashley Hobson, Contract Planner 

Subject:  Consideration of Concept Design Study (DS 16-068) for the construction of a 
new single-family residence located in the Single-Family Residential (R-1) 
Zoning District. 

 
 
Recommendation: 
 
Accept the Concept Design Study (DS 16-068) subject to the attached findings and 
recommendations/draft conditions. 
 
Application: DS 16-068 APN: 010-052-015 
Block:  103 Lot: 24 
Location: Vizcaino Street, 10 SW of Mountain View  
Applicant:  Alan Lehman Property Owner: OSBT Investments 
 
Background and Project Description:  
 
The project site is located on Vizcaino Street, ten parcels southwest of Mountain View.  The 
property is 4,000 square feet in size and the site is currently developed with a 2,545-square foot 
single family residence situated across multiple lots of record (block: 103, lots: 24, 26, and 28).  The 
applicant is proposing to demolish the existing residence and construct a new 1,800-square foot, 
one-story house with a detached garage on lot 24 only.  A separate application was submitted for a 
new residence on lots #26 and #28 (8,000-square foot lot), which is being reviewed as a separate 
project at the April 13, 2016 Planning Commission meeting (Design Study 16-069).  The applicant 
has acquired additional water credits from the Malpaso Water Company which has allowed for the 
construction of two homes upon three lots of record.  
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The applicant has submitted plans to build a new 1,800-square foot, one-story residence, consisting 
of the following project components: 1) a 200-square foot, attached garage on the front elevation, 
2) siding materials including stone veneer on the garage and concrete stucco siding on the main 
residence, 3) three cantilevered windows with board and batten wood siding, 4) all wood windows 
and doors, 5) asphalt composition shingle roofing, 6) a chimney with stucco siding, 6) all new site 
coverage including a driveway, a stone entryway and a stone patio, and 7) all new wood fencing 
around the property.  
 
Staff has scheduled this application for conceptual review.  The primary purpose of this meeting is 
to review and consider the site planning, privacy and views, mass and scale related to the project.   
However, the Commission may provide input on other aspects of the design.   
 

PROJECT DATA FOR A 4,000 SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  1,800 sf (45%) 1,171 sf 1,800 sf (45%) 

Site Coverage 516 sf 1,840 sf** 516 sf  

Trees 3 Upper /1 Lower 
(recommended) 

  

Ridge Height (1st/2nd) 18 ft/24 ft Max. 1st floor: 15 ft Max. 1st floor: 16 ft 2 in 

Plate Height (1st/2nd) 12 ft/18 ft Max. 1st floor: 8 ft 6 in Max. 1st floor: 8 ft 

Setbacks Minimum Required Existing Proposed 

Front  15 ft 30 ft 16 ft 

Composite Side Yard 10 ft (25%)  n/a Min:  13 ft 4 in 

Minimum Side Yard 3 ft North Side: 6 ft 

South Side: 0 

Min. North Side: 4 ft 7 in 

Min. South Side: 4 ft 4 in 

Rear 15 ft 12 ft Min: 3 ft* 

*Rear setback is 3-feet for portions under 15 feet in height 

**Existing site coverage was calculated for all 3 lots combined (lot 24, 26, & 28) 
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Staff analysis:  
 
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a forested 
image on the site” and for new construction to be at least six feet from significant trees.   
 
The entire site (lots 24, 26, and 28) contains nine trees, including five significant Monterey Pines 
and four significant Coast Live Oaks.  No trees are proposed to be removed as part of this project. 
The City Forester has reviewed the plans and did not express any concerns with the proposal.  No 
additional trees are recommended to be planted on the site.  
 
Privacy & Views:  Residential Design Guidelines 5.1 through 5.3 state that “designs should preserve 
reasonable solar access to neighboring parcels” and “maintain privacy of indoor and outdoor spaces 
in a neighborhood” and “maintain view opportunities.” 
 
Staff has not identified any view or privacy impacts that would be created by the addition.  The 
proposed residence would be set approximately 1 foot above the ridge of the existing single-family 
dwelling, and therefore is not anticipated to create any significant view or privacy impacts to the 
adjacent neighbors.  
 
Mass & Bulk:  Residential Design Guidelines 7.1 through 7.6 encourages a building’s mass to relate 
“to the context of other homes nearby” and to “minimize the mass of a building as seen from the 
public way or adjacent properties.”  Further, these guidelines state that “a building should relate to 
a human scale in its basic forms.”   
 
The applicant is proposing to demolish the existing residence to build a new single-family 
residence.   The adjacent property to the north is a single-story residence and the proposed project 
to the south is a two-story residence, and the neighborhood consists mostly of two-story houses 
with varied siding styles and materials.  In staff’s opinion, the size of the proposed residence is 
compatible with other residences in the surrounding neighborhood and therefore the proposed 
residence meets the objectives of Residential Design Guidelines 7.1 through 7.6. 
 
Building & Roof Form:  Residential Design Guidelines 8.1 through 8.3 state that "Shallow to 
moderately pitched roofs are appropriate on one-story buildings.  More steeply pitched roof with 
low plate lines can be used on two-story buildings."  The Guidelines emphasize using  
“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines, 
which should “avoid complex forms.”  
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The proposed design includes a one-story residence with an attached garage.  The gable roofs all 
have a pitch of 6:12, with the exception of a flat roof portion at the front of the house.  The 
proposed residence has two open-gable rooflines visible from the street, as well as a cantilevered 
bay window.  Additionally, the applicant is proposing two dormer windows on the side (north) 
elevation with 6:12 dormer roofs above.  In staff’s opinion, the roof design is simple and 
complements the building style and neighborhood context.  
 
Site Coverage:  Municipal Code Section 17.10.030.C.2 states that: “Excess site coverage will be 
reduced at a rate equal to two times the amount of floor area added to the site, or to an amount 
that complies with the site coverage limits, whichever is less.”   
 
The project site exceeds the allowed site coverage of 516 square feet, and the applicant is 
proposing to bring the coverage into compliance by reducing the coverage to 516 square feet of 
coverage.  The site coverage will consist of the driveway, front entry, front path and rear patio.  
 
Finish Details:  Design Guideline 9.2 states that to: “Avoid visual complexity.  Too many different 
materials or excessive details create a busy appearance and should be simplified” and that “Building 
forms, materials and details that contrast strongly within a single building…are discouraged.”   
 
Finish details are not typically reviewed at the Concept stage; however, the Planning Commission 
can provide input during the concept review.  The proposed finish details include stucco siding on 
the main residence with wood board and batten siding around the oriel windows, and a stone 
veneer on the garage.  In staff’s opinion, the applicant’s proposal includes too many types of finish 
materials and is inconsistent with the above noted guideline.  In addition, the use of stone on the 
garage only adds to the prominence of the garage, in particular because it is located at the center 
of the residence.  A condition has been drafted requiring the applicant to revise the finish materials 
as directed by the Planning Commission.     
 
In addition to this issue, the applicant is also proposing composition-shingle roofing.  Staff 
recommends that the applicant use either natural wood or one of the approved synthetic 
materials.  The Commission should discuss the roofing. 
 
Public ROW: The unimproved portion of the City Right-of-Way (ROW) between the front property 
line and edge of paving is approximately 7 feet wide at the widest point.  Staff did not identify any 
encroachments within the ROW.   
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Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15303 (Class 3) – New Construction or Conversion of Small Units.  The project 
includes the construction of one single-family residence in a residential zone, and therefore 
qualifies for a Class 3 exemption.  The proposed residence does not present any unusual 
circumstances that would result in a potentially significant environmental impact. 
 
ATTACHMENTS: 
 

• Attachment A – Site Photographs 
• Attachment B – Findings for Concept Acceptance 
• Attachment C – Draft Recommendations/Conditions 
• Attachment D – Project Plans  
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FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE (CMC 17.64.8 and LUP Policy 
P1-45) 

For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings.  For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making.  Findings checked 
"yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Finding YES NO 

1.  The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

✔  

2.  The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design.  The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

✔  

3.  The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character, yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

✔  

4.  The project is adapted to human scale in the height of its roof, plate lines, eave 
lines, building forms, and in the size of windows doors and entryways.  The 
development is similar in size, scale, and form to buildings on the immediate block 
and neighborhood.  Its height is compatible with its site and surrounding 
development and will not present excess mass or bulk to the public or to adjoining 
properties.  Mass of the building relates to the context of other homes in the 
vicinity. 

✔  

5.  The project is consistent with the City’s objectives for public and private views 
and will retain a reasonable amount of solar access for neighboring sites.  Through 
the placement, location and size of windows, doors and balconies the design 
respects the rights to reasonable privacy on adjoining sites.   

✔  

6.  The design concept is consistent with the goals, objectives and policies related to 
residential design in the general plan.   

✔  

7.  The development does not require removal of any significant trees unless 
necessary to provide a viable economic use of the property or protect public health 
and safety.  All buildings are setback a minimum of 6 feet from significant trees. 

✔  

8.  The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 

✔  
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complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites. 

9.  The proposed exterior materials and their application rely on natural materials 
and the overall design will add to the variety and diversity along the streetscape. 

✔  

10.  Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

✔  

11.  Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way.  The design will reinforce a sense of visual 
continuity along the street. 

TBD  

12.  Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.    

✔  

 
 
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.B.1): 

1.  Local Coastal Program Consistency:  The project conforms with the certified Local 
Coastal Program of the City of Carmel-by-the Sea. 

✔  

2.  Public access policy consistency:  The project is not located between the first 
public road and the sea, and therefore, no review is required for potential public 
access.   

✔  
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Recommendations/Draft Conditions 

No.   
1. The applicant shall revise the finish materials prior to Final Planning Review to be 

consistent with the Residential Design Guidelines.  Specifically, the applicant shall 
remove the proposal for a composition shingle roof and replace the roofing 
material with a natural material or an approved synthetic.  

 

 

228



229



230



231



232



233



234



235



236



237



CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

April 13, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Interim Community Planning and Building Director 

Submitted by: Ashley Hobson, Contract Planner 

Subject:  Consideration of Concept Design Study (DS 16-069) for the demolition of 
an existing residence and construction of a new single family residence 
located in the Single Family Residential (R-1) Zoning District. 

 
 
Recommendation: 
 
Accept the Concept Design Study (DS 16-069) with recommendations/draft conditions. 
 
Application: DS 16-069 APN: 010-052-015 
Block:  103 Lot: 26 & 28  
Location: Vizcaino, 11 SE of Mountain View  
Applicant:  Alan Lehman Property Owner: Lehman/Siegfried Trust 
 
Background and Project Description:  
 
The project site is located on Vizcaino Street, eleven parcels southwest of Mountain View.  The 
property is 8,000 square feet in size and the site is currently developed with a 2,545-square foot 
single family residence situated across multiple lots of record (block: 103, lots: 24, 26, and 28).  
The applicant is proposing to demolish a significant majority of the existing residence and 
construct a new 2,572-square foot, two-story house with a detached garage on lots 26 and 28.  
Only the living room of the existing house will be retained.  A separate application was 
submitted for a new residence on lot #24 (4,000-square foot lot), which is being reviewed as a 
separate project at the April 13, 2016 Planning Commission meeting (Design Study 16-068).  
The applicant has acquired additional water credits from the Malpaso Water Company which 
has allowed for the construction of two homes upon three lots of record.  
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The project includes the following components: (1) a new 2,572-square foot, two-story 
residence, (2) a 376-square foot detached garage/studio, (3) the removal of all existing site 
coverage and the construction of 854-square feet of coverage including two patios, (4) a new 
dirt driveway on the south side of the residence, (5) all Sierra Pacific wood windows, (6) a 
composition shingle roof, (7) 6 skylights on the main residence and three on the detached 
garage, (8) horizontal wood siding, (9) new wood fences, and (10) new landscaping throughout.  
 
Staff has scheduled this application for conceptual review.  The primary purpose of this meeting 
is to review and consider the site planning, privacy and views, mass and scale related to the 
project.   However, the Commission may provide input on other aspects of the design.   
 

PROJECT DATA FOR A 8,000 SQUARE FOOT SITE: 

Site Considerations Allowed Existing Proposed 

Floor Area  2,960 sf 2,545 sf 2,948 sf 

Site Coverage 971 sf* 1,840 sf 854 sf 

Trees 3 Upper /1 Lower 
(recommended) 

9 trees 9 trees 

Ridge Height  1st Floor: 18 ft 

2nd floor: 24 ft 

1st Floor: 14 ft 

 

1st Floor: 16 ft 

2nd floor: 23 ft 8 inches 

Plate Height  1st Floor: 12 ft 

2nd Floor: 18 ft 

1st Floor: 8 ft 

 

1st Floor: 12 ft 

2nd floor:  18 ft 

Setbacks Minimum Required Existing Proposed 

Front  15 ft 30 ft 15 ft 

Composite Side Yard Varies (25%) n/a Min:  28% 

Side Yards Min. North Side: 3 ft 

Min. South Side: 3 ft 

Min. North Side: 0 ft 

Min. South Side: 34 ft 

Min. North Side: 3 ft 

Min. South Side: 17.5 ft 
(House) 

3 ft (Garage) 

Rear 15 ft Min: 26 ft Min: 15 ft (House) 

3 ft 1 in (Garage)  

*Includes bonus for 50% or more permeable site coverage 
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Staff analysis:  
 
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a 
forested image on the site” and for new construction to be at least six feet from significant 
trees.   
 
The entire site (lots 24, 26, and 28) contains nine trees, all of which are classified as significant 
(Monterey Pines and Coast Live Oaks).  The project proposal does not include the removal of 
any identified trees on the site.  The City Forester has not recommended any additional trees to 
be planted on the site as a condition of approval. 
 
The City Forester reviewed the project plans and noted that the 48-inch Pine tree on the south 
side of the residence may be negatively impacted by the proximity of the development to the 
tree.  Although the development meets the 6-foot radius requirement, the proposed residence 
and detached garage surround approximately 2/3 of the tree.  The applicant added a 
cantilevered window on the east facing façade to reduce the foundation, and stated that he 
intends to work with the Forestry Department to ensure that no roots are damaged during the 
construction of the foundation.  A condition has been drafted requiring that a note be added on 
the plans for hand excavations only in the areas surrounding the tree.   
 
Privacy & Views:  Residential Design Guidelines 5.1 through 5.3 states that “designs should 
preserve reasonable solar access to neighboring parcel;” “maintain privacy of indoor and 
outdoor spaces in a neighborhood;” and “maintain view opportunities.” 
 
Staff has not identified any significant view or privacy impacts associated with this remodel 
project at this time.  There are no neighboring views that run through the property that can be 
impacted.  With regard to privacy, staff notes that the 2nd story portion of the residence is 
located 15-feet from the rear property line with two windows facing homes to the east.  
However, any potential privacy impacts from these windows should be mitigated by the large 
existing pine tree in the rear yard.  
 
Mass & Bulk:  Residential Design Guidelines 7.1 through 7.6 encourages a building’s mass to 
relate “to the context of other homes nearby” and to “minimize the mass of a building as seen 
from the public way or adjacent properties.”  Further, these guidelines state that “a building 
should relate to a human scale in its basic forms.” 
 

240



DS 16-069 (Lehman) 
April 13, 2016 
Staff Report  
Page 4  
 
The Residential Design Guidelines encourage the site design to follow the natural contours of 
the site, which slope approximately 6-feet from north to the south across the property, and 
Residential Design Guidelines #7.4 states: “On sloping lots, floor levels should be stepped to 
follow site grade.”  The applicant is proposing an approximately 4.5-foot high exposed 
foundation under the south side of the house to allow for an office to be built with the same 
finished floor as the residence, which may not adhere to the Design Guidelines.  In staff’s 
opinion, the office should be stepped down to more closely follow the natural grade.  As a 
possible alternative the foundation could also be covered in wood siding or stone.  A condition 
has been drafted requiring the applicant revise the plans so that the office floor level is closer 
to the grade.  
 
Building & Roof Form:  Residential Design Guidelines 8.1 through 8.3 state that "Shallow to 
moderately pitched roofs are appropriate on one-story buildings.  More steeply pitched roof 
with low plate lines can be used on two-story buildings."  The Guidelines emphasize using  
“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines, 
which should “avoid complex forms.”  
 
The applicant is proposing an open-gable style roof with mostly 5:12 and 4:12 pitches on the 
main residence and 5:12 pitch above the garage.  From the front of the residence, five rooflines 
are visible from the street.  In staff’s opinion, the proposed rooflines do not appear overly 
complex however the multiple cantilevered windows may create a busy appearance.  
Residential Design Guideline #8.3 states the following “Use simple roof forms.  Limit the 
Number of subordinate attachments, such as dormers, to avoid a cluttered design.”  The project 
proposal has six cantilevered windows, which may create a cluttered design.  Staff has included 
a recommended condition that the applicant reduces the number of architectural elements to 
simplify the design.  
 
Site Coverage:  Municipal Code Section 17.10.030.C.2 states that: “Excess site coverage will be 
reduced at a rate equal to two times the amount of floor area added to the site, or to an 
amount that complies with the site coverage limits, whichever is less.”   
 
The project site contains exceeds the allowed site coverage of 971 square feet and the 
applicant is proposing to bring the site coverage into compliance by reducing the coverage to 
854 square feet.  The site coverage will consist of patios, stairs, landings, and an entry path.  
Staff notes that the new proposed driveway will consist of dirt and therefore would not count 
towards the site coverage totals.   
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Detached Garage: The applicant is proposing a 376-square foot detached garage which will 
allow for one covered parking space, a small studio area, and a half bathroom.  Staff has 
concerns with the interior layout of the garage because the parking area is located between the 
half bathroom and the studio area, which may lead to the use of the garage as a studio.  A 
condition is included requiring that the interior layout of the garage be reconfigured so that the 
studio and half bathroom are situated on the same side, and a clear parking area is defined 
separate from the studio area.   
 
Finish Details: Finish details are not typically reviewed at the Concept stage; however, the 
Planning Commission can provide input to the applicant.  The finish details include horizontal 
wood siding and a composition shingle roof, with all wood windows and doors. Because the 
Residential Design Guidelines encourage natural materials, staff included a recommendation 
that the applicant revise the plans to remove the composition shingle roofing and replace the 
proposal with a natural roofing material. Staff also requested that the applicant provide a 
sample of the compositing shingle roofing for review at the Planning Commission meeting. 
 
Public ROW: The unimproved portion of the City Right-of-Way (ROW) between the front 
property line and edge of pavement is approximately 5 feet in width.  Staff has not identified 
any encroachments into the ROW.  
 
Environmental Review: The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15303 (Class 3) – New Construction or Conversion of Small Units.  The 
project includes the construction of one single-family residence in a residential zone, and 
therefore qualifies for a Class 3 exemption.  The proposed residence does not present any 
unusual circumstances that would result in a potentially significant environmental impact. 
 
ATTACHMENTS: 
 

• Attachment A – Site Photographs 
• Attachment B – Draft Recommendations/Conditions 
• Attachment C – Project Renderings 
• Attachment D – Project Plans   
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FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE (CMC 17.64.8 and LUP Policy 
P1-45) 

For each of the required design study findings listed below, staff has indicated whether the 
submitted plans support adoption of the findings.  For all findings checked "no" the staff report 
discusses the issues to facilitate the Planning Commission decision-making.  Findings checked 
"yes" may or may not be discussed in the report depending on the issues. 

Municipal Code Finding YES NO 

1.  The project conforms with all zoning standards applicable to the site, or has 
received appropriate use permits and/or variances consistent with the zoning 
ordinance. 

✔  

2.  The project is consistent with the City’s design objectives for protection and 
enhancement of the urbanized forest, open space resources and site design.  The 
project’s use of open space, topography, access, trees and vegetation will maintain 
or establish a continuity of design both on the site and in the public right of way that 
is characteristic of the neighborhood. 

✔  

3.  The project avoids complexity using simple/modest building forms, a simple roof 
plan with a limited number of roof planes and a restrained employment of offsets 
and appendages that are consistent with neighborhood character, yet will not be 
viewed as repetitive or monotonous within the neighborhood context. 

✔  

4.  The project is adapted to human scale in the height of its roof, plate lines, eave 
lines, building forms, and in the size of windows doors and entryways.  The 
development is similar in size, scale, and form to buildings on the immediate block 
and neighborhood.  Its height is compatible with its site and surrounding 
development and will not present excess mass or bulk to the public or to adjoining 
properties.  Mass of the building relates to the context of other homes in the 
vicinity. 

TBD  

5.  The project is consistent with the City’s objectives for public and private views 
and will retain a reasonable amount of solar access for neighboring sites.  Through 
the placement, location and size of windows, doors and balconies the design 
respects the rights to reasonable privacy on adjoining sites.   

✔  

6.  The design concept is consistent with the goals, objectives and policies related to 
residential design in the general plan.   

✔  

7.  The development does not require removal of any significant trees unless 
necessary to provide a viable economic use of the property or protect public health 
and safety.  All buildings are setback a minimum of 6 feet from significant trees. 

✔  

8.  The proposed architectural style and detailing are simple and restrained in 
character, consistent and well integrated throughout the building and 

TBD  
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complementary to the neighborhood without appearing monotonous or repetitive 
in context with designs on nearby sites. 

9.  The proposed exterior materials and their application rely on natural materials 
and the overall design will add to the variety and diversity along the streetscape. 

✔  

10.  Design elements such as stonework, skylights, windows, doors, chimneys and 
garages are consistent with the adopted Design Guidelines and will complement the 
character of the structure and the neighborhood. 

✔  

11.  Proposed landscaping, paving treatments, fences and walls are carefully 
designed to complement the urbanized forest, the approved site design, adjacent 
sites, and the public right of way.  The design will reinforce a sense of visual 
continuity along the street. 

TBD  

12.  Any deviations from the Design Guidelines are considered minor and reasonably 
relate to good design principles and specific site conditions.    

✔  

 
 
COASTAL DEVELOPMENT FINDINGS (CMC 17.64.B.1): 

1.  Local Coastal Program Consistency:  The project conforms with the certified Local 
Coastal Program of the City of Carmel-by-the Sea. 

✔  

2.  Public access policy consistency:  The project is not located between the first 
public road and the sea, and therefore, no review is required for potential public 
access.   

✔  
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Recommendations/Draft Conditions 

No.   
1. The applicant shall add a note on the plans stating that the area of the proposed 

residence adjacent to the trees will be hand excavated.  
 

2.  The applicant shall revise the plans prior to final submittal so that the office floor 
level is closer to the grade. 

 

3.  The applicant shall simplify the design, which includes eliminating some of the 
cantilevered windows. 

 

4.  The applicant shall reconfigure the interior layout of the detached garage so that 
the studio and half bathroom are situated on the same side, and a clear parking 
area is defined separate from the studio area.   
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 CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

April 13, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Interim Community Planning and Building Director 

Submitted by: Catherine Tarone, Assistant Planner 

Subject:  Consideration of a Track 1 Design Study referral (DS 16-023) for 
alterations to an existing residence located in the Single-Family 
Residential (R-1) and Beach and Riparian Overlay District. 

 
Recommendation: 
 

1.) Deny the applicant’s proposal to replace an existing 7-foot-high wood fence with a 3-
foot-high stucco retaining wall topped by a 3-foot-high wrought-iron fence.  

2.) Determine the appropriate action regarding the proposal to revise the design to convert 
the wood railings to wrought-iron. 

 
Application: DS 16-023 (Salehi)  APN:  010-221-018 
Block:  31 Lot:  20 
Location:          NE corner of Monte Verde and 3rd Avenue 
Applicant:  Mark Thompson               Property Owner:  Amir Salehi 
 
The project site is a 4,000-square foot property located at the north-east corner of Monte 
Verde and 3rd Avenue and is developed with a 2,258.5 square-foot, two-story, single-family 
residence. The property was built in 1973 and is 43 years old and thus lacks sufficient age to be 
considered historic. 
 
On April 8, 2015, staff approved a Design Study (DS 15-093) application for the replacement of 
the existing wood-shingle siding with board-and-batten siding, installation of new unclad wood 
windows and doors, installation of a new wood-shingle roof, construction of a new stone 
chimney on the south elevation, and the removal of 75 square feet of site coverage.  On July 30, 
2016, staff approved a Design Study (DS 15-216) to revise the proposed board and batten wood 
siding to stucco.   
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On January 20, 2016 the applicant submitted a Design Study application proposing the 
replacement of an existing seven-foot-high wood fence with a three-foot-high cement plaster 
(stucco) retaining wall topped by a three-foot-high wrought-iron fence along the property's 
west property line facing Monte Verde.  The applicant is also proposing to revise the originally-
approved design by replacing the wood railings on the decks and balconies with wrought iron.  
 
Staff has referred this application for Planning Commission review because the height of the 
proposed wall/fence exceed what is allowed by the Municipal Code and the design does not 
comply with the Residential Design Guidelines.  The Commission may consider whether the 
proposal is consistent with the Municipal Code and Residential Design Guidelines.   
 
Staff analysis:  
 
Wall/Fence Design:   
According to CMC 17.10.030(E): Fences located within the front or side setback facing the 
street may be 4 feet in height.  “These limits shall not be altered through Design Review by the 
Planning Commission” and “Existing fences and walls may be rebuilt if damaged or deteriorated 
without conforming to current height limits upon submittal of plans and photographs 
documenting existing heights and materials prior to demolition. The director may approve the 
rebuilding as long as heights are not increased.” 
 
The applicant is proposing to replace an existing 7-foot-high wood fence with a 3-foot-high 
cement plaster retaining wall topped by a 3-foot-high wrought-iron fence.  The wall and fence 
are proposed to be located on a slope in which the property’s grade is approximately 2 ½ feet 
higher than the grade on the street-facing side of the wall and approximately 6 feet higher than 
the street-level grade.  The total height of the wall and wrought-iron fence would be 6 feet as 
measured to the grade on the lower side of the fence.  The retaining wall topped by a wrought-
iron fence is proposed to extend for 67 linear feet along Monte Verde Avenue. 
 
The Municipal Code grants authority to the director (or Planning Commission) to approve the 
replacement of a fence at its non-conforming height.  The code indicates that this decision is 
discretionary.  Staff does not support the replacement of this fence at its non-conforming 
height because the proposed design is not consistent with the Residential Design Guidelines.  
With regard to fence design, Design Guideline 11.2 encourages the use of grapestakes or wood 
pickets, and states that “ornate, Victorian wrought iron and chain link fences are 
inappropriate.”     
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Staff could support a replacement wall/fence at a non-conforming height that is more 
consistent with the guidelines.  Alternatives designs that would comply include: 
 

1) Construction of a 3-foot high retaining wall, with a 3- to 4-foot-high wood fence stepped 
back from the top of the wall approximately 8-12 inches to enable the height of the 
fence and wall to be measured separately.  Staff notes that the wall could consist of 
stone to match the residence rather than stucco.  

 
2) Reconstruction of a 6-foot high wood fence as an in-kind replacement of the existing 7-

foot high wood fence. 
 
Deck/Balcony Railings:  
Residential Design Guideline 9.2 states an objective to “avoid overly ornate details” and 
Guideline 9.6 encourages the use of wood siding, and states that “stucco, in conjunction with 
some natural materials, may be considered depending on neighborhood character but should 
not be repeated to excess within a block.” 
 
Staff approved the conversion of this residence (DS 15-216) from wood to stucco because the 
finish details still included natural rustic materials such as stone at the base and wood around 
the windows and on the railings.  In staff’s opinion, the proposal to replace the wood railings 
with wrought iron shifts the design of the residence further from the recommendations of the 
Residential Design Guidelines.  The issue of the railings on the residence being inconsistent with 
the Design Guidelines is augmented by the proposed stucco wall/wrought-iron fence design.  
The Commission should consider whether wrought iron railings should be used on the 
residence.      
 
Environmental Review:  The proposed project is categorically exempt from CEQA requirements, 
pursuant to Section 15301 (Class 1) – Existing Facilities.  The project consists of the replacement 
of the existing 7-foot high fence with a retaining wall and fence and the replacement of railing 
and paving materials, and therefore qualifies for a Class 1 exemption. The proposed alterations 
to the residence do not present any unusual circumstances that would result in a potentially 
significant environmental impact. 
 
ATTACHMENTS: 
Attachment A – Site Photographs 
Attachment B – Project Plans 
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Attachment A - Site Photographs 

Front elevation of the residence currently under construction 

 

Existing 7-foot-high wood fence at the property’s west elevation and the proposed location for the 3-
foot high retaining wall topped by a 3-foot-high wrought-iron fence 
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Existing 7-foot-high wood fence at the property’s west elevation and depiction of elevation of street 
level 

 

West side yard of the residence 
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Location of balcony railings on the 2nd-story west elevation of the residence 

 

Location of proposed wrought-iron railings on the 2nd-story wood deck of the residence 
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CITY OF CARMEL-BY-THE-SEA 

Planning Commission Report 

April 13, 2016 

 
To: Chair Goodhue and Planning Commissioners 

From: Marc Wiener, Interim Community Planning and Building Director 

Subject:  Consideration of a review of the FY 2016/17 Capital Improvement Plan 
(CIP) for consistency with the General Plan. 

 
 
Recommendation: 
 
Adopt Resolution 16-01 determining that the City’s FY 2016/17 Capital Improvement Plan is 
consistent with the General Plan. 
  
Background and Project Description:  
 
The purpose of the Capital Improvement Plan (CIP) is to provide the City Council and the public 
with a comprehensive document that lists new construction and or major maintenance to City 
infrastructure. These projects include such things as buildings, roads, equipment acquisitions, 
and facility enhancements.  The CIP (included as Attachment B to this staff report) is a 
budgeting and strategic planning tool intended to address the City’s capital needs.  
 
The CIP identifies each project’s scope, justification, and budget considerations. Projects 
recommended for funding for Fiscal Year (FY) 16/17 are identified in the CIP.  The list includes 
carryover projects from FY 15/16, several new projects, and equipment replacement.  Staff 
notes that a detailed description of the carry-over projects is not included in the FY 16/17 CIP.  
Attachment C includes a matrix identifying the permitting requirements for each project. 
 
California Government Code 65401 and Carmel Municipal Code (CMC) Section 17.52.060 
require that the CIP be reviewed by the Planning Commission for a determination of 
consistency with the General Plan. Staff notes that State law does not require that a CIP be 
consistent with the General Plan, only that a review of consistency has been performed.  The 
purpose of this hearing is to consider whether the CIP is consistent with the General Plan.  
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Review Process:  The Commission’s role is to determine if the proposed CIP is consistent with 
the General Plan, not to recommend specific projects to the City Council or to discuss the 
financial aspects of the plan. For example, the General Plan includes a policy that prohibits 
commercial activity on the beach. If a project in the CIP included the construction of 
commercial facilities on the beach, the Commission would indicate that the CIP was not 
consistent with the General Plan.  
 
Staff analysis:   
 
Staff has included an analysis on the FY 2016/17 CIP’s consistency with the General Plan. The 
analysis includes five general categories below and includes a recommendation as to the 
consistency of these projects with the General Plan.  
 
The five categories are: 

1. Streets, Sidewalks, and Public Works 
2. Parks and Trails 
3. Forest, Beach, and Shoreline Projects 
4. Water Conservation 
5. Facilities 

 
Streets, Sidewalks, and Public Works Projects: This category includes the patching and overlay 
of various streets identified within the Nichols Pavement Management Study (2013). Street 
improvement priorities identified in the Nichols Study were based on street condition, as 
determined by each street’s Pavement Condition Index. 

• Bikeway Projects  
• Streets and Road Projects – p. 302 
• Sidewalk Repair – p. 303 

 
Analysis: The Circulation Element of the General Plan encourages providing and maintaining a 
transportation system that promotes the orderly and safe transportation of people and goods 
while preserving the residential character and village atmosphere of Carmel (G2-1);  
maintaining the current street configurations (P2-1); and implementing road maintenance and 
reconstruction practices that will preserve the hand-made appearance of City streets (P2-4).  
The proposed street projects are consistent with these goals and policies.   
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In addition to street and sidewalk improvements, the Circulation Element encourages the City 
to evaluate alternative modes of transportation (P2-29) and to work with appropriate agencies 
to seek funding for pedestrian and bicycle projects (P2-30).  The proposed bikeway project at 
Larson Field/Rio Park meets these policy goals. 
 
Parks and Trails:  The following projects are identified for the restoration and management of 
parks and natural areas: 

• Mission Trail Nature Preserve (MTNP) Mt. View Entry  
• Mission Trail Nature Preserve (MTNP) Improvements – p. 306 

 
Analysis: The Open Space and Conservation Element encourages the unique natural beauty and 
irreplaceable natural resources of Carmel to be protected, conserved, and enhanced (G7-1). As 
referenced in the General Plan, the removal of invasive species within the MTNP is supported in 
the MTNP Master Plan. Providing safe access for the City’s parkland is supported by the City’s 
Coastal Resource Management Element (G5-3 and O5-8).  The proposed parks and trails 
projects are consistent with these goals. 
 
Forest, Beach, and Shoreline Projects:  The following projects are identified for the restoration 
and management of forest, beach, and shoreline areas: 

• Beach Fire Management  
• Waterfront Signs 
• Shoreline Assessment and Implementation 
• Scenic Landscaping Priority Areas – p.310 
• Dunes Habitat Restoration – p.309 
• Beach Stair Maintenance – p.307 
• Shoreline Landscape Barriers - p.311 

 
Analysis: The Open Space and Conservation Element encourages the unique natural beauty and 
irreplaceable natural resources of Carmel to be protected, conserved, and enhanced (G7-1). 
Providing safe access for the City’s parkland is supported by the City’s Coastal Resource 
Management Element (G5-3 and O5-8), as is the restoration of beach access infrastructure and 
damaged vegetation (P5-8).  The proposed beach stair maintenance and landscape restoration 
projects are consistent with these goals. Supporting diverse, non-commercial beach activities, 
including beach fires in appropriate locations, while minimizing environmental impacts (i.e. 
propane only) is supported in the Shoreline Management Plan, an Appendix to the City’s 
General Plan/Local Coastal Plan. The Coastal Resource Management Element encourages 
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mitigating degradation to the beach and the ocean caused by public use and natural forces; and 
encourages the establishment and implementation of a comprehensive shoreline management 
program (G5-2).  As referenced in the General Plan, the removal of invasive species within the 
North Dunes area is supported in the Shoreline Management Plan. The beach and shoreline 
projects are consistent with these goals and objectives. 
 
Water Conservation:  The following projects are identified for the conservation and supply of 
water resources: 

• Small Water Projects  
• 4th Ave Irrigation Meter – p. 308 

 
Analysis: The Land Use Element encourages water conservation and promotes increasing the 
City’s available water resources and water quality (G1-6). The Open Space and Conservation 
Element encourages the improvement of water conservation and promotes water management 
techniques (O7-6). The proposed water resource projects are consistent with these goals. 
 
Facilities:  The following projects are identified under the category of facilities, for maintenance 
and/or upgrades: 

• ADA Facilities Survey and Transition Plan 
• Safety Improvements   
• Vista Lobos Community Room Roof  
• Sunset Center Repairs and Enhancements 
• Police Department Renovations – p. 298 
• Parking Branch Library Repairs and Enhancements - p. 294-297 
 

Analysis: The Public Facilities and Services Element encourages the City to provide adequate 
levels of public services and facilities to serve the needs of the community (06-2), including 
facilities that provide parking and City services; and encourages the maintenance of primary 
social and cultural facilities, including the Sunset Center and Forest Theater, to exemplify the 
highest standards for the community and to provide public services to ensure each resident a 
safe, healthful, and attractive living environment (G6-1). Other policies support the 
maintenance and enhancement of services provided by the Harrison Memorial Library to the 
residents of Carmel-by-the Sea and surrounding areas (P6-7). The proposed maintenance 
projects are consistent with these goals and policies. 
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ATTACHMENTS: 
 

• Attachment A – Planning Commission Resolution 16-01 
• Attachment B – Capital Improvement Plan FY 2016/17  
• Attachment C – Permitting Requirement Matrix 
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CITY OF CARMEL-BY-THE-SEA 
PLANNING COMMISSION 
RESOLUTION NO. 2016-01 

 
CONSIDERATION OF A RESOLUTION TO DETERMINE THAT THE PROPOSED 

CAPITAL IMPROVEMENT PLAN IS CONSISTENT WITH THE CITY’S GENERAL PLAN 
 
 

WHEREAS, The City of Carmel-by-the-Sea is a unique coastal community that prides 
itself on its community character; and  
 

WHEREAS, the City has adopted a General Plan and Municipal Code that strive to 
protect the village character through clear policies and regulations; and       
  
  WHEREAS, pursuant to Government Code Sections 65401 and 65402, the Capital 
Improvement Plan (CIP) for Fiscal Year 2016/17 was reviewed by the Planning Commission; 
and  
 
 WHEREAS, the Planning Commission has determined that the proposed CIP is 
consistent with the General Plan; and  
 
 WHEREAS, the determination of consistency does not approve, deny, or modify any of 
the projects outlined in the CIP; and  
 
 WHEREAS, the act of determining General Plan consistency will have no impact on the 
environment and is not considered a project requiring compliance with the California 
Environmental Quality Act (Section 21065 of the California Public Resources Code).    
 
 NOW, THEREFORE, BE IT RESOLVED THAT THE PLANNING COMMISSION OF 
THE CITY OF CARMEL-BY-THE-SEA does hereby: 
 
 Determine that the 2016/17 Capital Improvement Plan is consistent with the City’s 
 General Plan.  
 

PASSED AND ADOPTED BY THE PLANNING COMMISSION OF THE CITY OF 
CARMEL-BY-THE-SEA this 13th day of April 2016, by the following roll call vote: 
 
AYES:                
NOES:                
ABSENT:         
 
ATTEST:       SIGNED: 
 
 
 
___________________________    ________________________ 
Cortina Whitmore, Secretary     Don Goodhue, Chair 
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CIP FY 16/17
Permitting Requirements

Planning Permit or Review Coastal Development Permit CEQA Building Permit or Review Board/Commission Review
Streets, Sidewalks, and Public Works
Ocean Ave. Median Y N Exempt N PC
Sidewalk Repair Y N Exempt N N
Streets and Road Projects N N Exempt N N
Parks and Trails
Bikeway Projects Y Y MND Filed Y PC
Mission Trail Entrance Y Y Exempt Y PC
MTNP Trail Nature Perserve-Improvments Y Y Exempt N PC
Forest, Beach, and Shoreline Projects
Shoreline Assess and Implementation Y Y Exempt N N
Beach Fire Management Y Y Exempt N PC
F & B Centennial Marshall Plan N N Exempt Y N
Waterfront Area Signs Y Y Exempt N PC
Scenic Road Landscaping Priority Areas Y Y Exempt N PC
Beach Stair Maintenance N N Exempt Y N
Dunes Habitat Restroration Y Y Exempt N PC
Shoreline Landscape Barriers Y Y Exempt N PC
Water Conservation 
Small Water Projects N N Exempt N N
4th Ave. Irrigation Meter N N Exempt N N
Facilities 
ADA Study N N Exempt Y N
Facilities Safety and Maintenance N N Exempt Y N
Vista Lobos Roof Y N Exempt Y N
1st Murphy House Painting Y N Exempt N N
PD/PW Roof/Patio Replacement Y Y Exempt Y N
Sunset Railing Replacement Y Y Exempt Y HRB
Sunset Center Ramp Construction Y N Exempt Y HRB
Sunset Center Door Replacement Y N Exempt Y HRB
Sunset Center Awning Y Y Exempt Y HRB
Police Department Renovations N N Exempt Y N
Park Branch Library Painting-Interior N N Exempt Y N
Park BranchLibrary Carpeting N N Exempt Y N
Park Branch Library HVAC System N N Exempt Y N
Main Library Heating System N N Exempt Y N
Park Branch Basement Restore N N Exempt Y N
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